
CITY OF SANTA CRUZ
City Hall
809 Center Street
Santa Cruz, California  95060

PLANNING COMMISSION

Regular Meeting

September 3, 2020

7:00 P.M. GENERAL BUSINESS AND MATTERS OF PUBLIC INTEREST, COUNCIL 
CHAMBERS

The City of Santa Cruz does not discriminate against persons with disabilities. Out of consideration for people with chemical 
sensitivities, we ask that you attend fragrance free. Upon request, the agenda can be provided in a format to accommodate special 
needs. Additionally, if you wish to attend this public meeting and will require assistance such as an interpreter for American Sign 
Language, Spanish, or other special equipment, please call the City Clerk’s Department at (831) 420-5030 at least five days in 
advance so that we can arrange for such assistance, or email cityclerk@cityofsantacruz.com. The Cal-Relay system number: 1-800-
735-2922.

Any writing related to an agenda item for the open session of this meeting distributed to the Planning Commission less than 72 hours 
before this meeting is available for inspection at the City Planning Department, 809 Center Street, Room 107 or on the City’s 
website at www.cityofsantacruz.com. These writings will also be available for review at the Planning Commission meeting in the 
public review binder at the rear of the Council Chambers.

APPEALS: Any person who believes that a final action of this advisory body has been taken in error may appeal that decision to the 
City Council. Appeals must be in writing, 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.

Appeals must be received by the City Clerk within ten (10) calendar days following the date of the action from which such appeal is 
being taken. An appeal must be accompanied by a six hundred sixty five dollar ($665) filing fee, unless the item involves a Coastal 
Permit that is appealable to the Coastal Commission, in which case there is no fee.

COVID-19 ANNOUNCEMENT: This meeting will be held via teleconference ONLY.
 
In order to minimize exposure to COVID-19 and to comply with the social distancing suggestion, 
the Council Chambers will not be open to the public. The meeting may be attended remotely, using 
any of the following sources:

PUBLIC COMMENT: 
 PRIOR TO THE MEETING: You may comment online at: http://www.cityofsantacruz.com/pc or 

send an email to cityplan@cityofsantacruz.com (if you wish to include attachments) during the 
open period:   starting  7pm on 8/29 through 12pm  on 9/02

 DURING THE MEETING: See instructions below for public comment upon meeting time. We 
recommend you call in at the start of the meeting: 7pm. 

Call any of the numbers below. If one is busy, try the next one. 
 +1 669 900 9128 or 
 +1 346 248 7799 or 
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 +1 646 558 8656 or 
 +1 253 215 8782 or 
 +1 301 715 8592 or 
 +1 312 626 6799

 
   Enter the meeting ID number: 997 3429 0059
   When prompted for a Participant ID, press #.
   Press *9 on your phone to “raise your hand” when the Commission Chair calls for public 

comment.
• It will be your turn to speak when the Clerk unmutes you. You will hear an 

announcement that you have been unmuted. The Chair will determine the amount 
of the time given to speak. The Clerk will notify you of your final 30-seconds of 
time.

• You may hang up once you have commented on your item of interest or be muted to 
stay on the line and listen to the remaining meeting.

• If you wish to speak on another item, two things may occur:
1)  If the number of callers waiting exceeds capacity, you will be disconnected 
and you will need to call back closer to when the item you wish to comment 
on will be heard, or

2)  You will be placed back in the queue and you should press *9 to “raise your 
hand” when you wish to comment on a new item. 
 

NOTE:  If you wish to listen to the meeting and don’t wish to comment on an item, you can do so at any 
time via the same instructions above.

Call to Order

Roll Call

Absent w/notification

Staff

Statements of Disqualification

Oral Communications

Announcements

Presentations

Approval of Minutes

Consent Agenda

General Business

Public Hearings
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1 418, 428, 440, 504, 508 Front Street File No. CP18-015 APN(s): 005-151-22, 
30, 31, 39 & 50 Coastal Permit, Non-Residential Demolition Authorization 
Permits, Design Permit, Tentative Map, Special Use Permit, Administrative 
Use Permit, Revocable License for Outdoor Extension Area, Heritage Tree 
Removal Permit, and Street Tree Removal to remove one street tree and 
three heritage trees, to combine five parcels, demolish three commercial 
buildings including two historic commercial buildings, and to construct a 
seven-story, mixed-use building with 175 residential condos and 11,498 
square feet of ground floor and levee front commercial space on property 
located within the CBD (Central Business District)/CZ-O (Coastal Zone 
Overlay)/FP-O (Floodplain Overlay) zone district and within the Front 
Street/Riverfront subarea of the Downtown Plan. (Environmental 
Determination: Limited environmental review pursuant to PRC 21083.3 and 
CEQA 15183 & Environmental Impact Report) (Applicant: SC Riverfront 
LLC/Filed: 8/7/18)

That the Planning Commission recommend to the City Council certification 
of the Environmental Impact Report and approval of a Nonresidential 
Demolition Authorization Permit, Coastal Permit, Design Permit, Tentative 
Map, Special Use Permit, Administrative Use Permit, Revocable License for 
Outdoor Extension Area, Heritage Tree Removal Permit, Street Tree 
Removal based on the findings listed in the attached Draft Resolution and 
the conditions listed in Exhibit "A" of the staff report dated August 28, 2020.

Information Items

2 General Plan Zoning Ordinance Reconciliation A19-0006   Citywide

Informational Update

Subcommittee/Advisory Body Oral Reports

Items Referred to Future Agendas

Adjournment
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PLANNING COMMISSION 

AGENDA REPORT 
 

 DATE: August 28, 2020 
 
AGENDA OF: 
 

September 3, 2020 

ITEM NO:   
 

CP18-0153 418, 428, 440, 504, 508 Front St. 

 
RECOMMENDATION: That the Planning Commission recommend to the City Council 

certification of the Environmental Impact Report and approval of a 
Nonresidential Demolition Authorization Permit, Coastal Permit, Design 
Permit, Tentative Map, Special Use Permit, Administrative Use Permit, 
Revocable License for Outdoor Extension Area, Heritage Tree Removal 
Permit, Street Tree Removal based on the findings listed in the attached 
Draft Resolution and the conditions listed in Exhibit "A". 

 
 

 
PROJECT DATA 
 
Property Owner: SC Riverfront LLC                
Applicant: Owen Lawlor 
APN’s: 005-151-22, -30, -31, -39, -50 
Application Type: Coastal Permit, Non-Residential Demolition Authorization Permit, 

Design Permit, Tentative Map, Special Use Permit, Administrative 
Use Permit, Revocable License for Outdoor Extension Area, Heritage 
Tree Removal Permit, and Street Tree Removal to remove one street 
tree and three heritage trees, to combine five parcels, demolish three 
commercial buildings including two historic commercial buildings, 
and to construct a seven-story, mixed-use building with 175 residential 
condos and 11,498 square feet of ground floor and levee front 
commercial space on property located within the CBD/CZ-O/FP-O 
zone district (Central Business District, Coastal Zone Overlay, 
Floodplain Overlay) and within the Front Street/Riverfront subarea of 
the Downtown Plan.  

 
Zoning: CBD (Central Business District) 
 CZ-O (Coastal Zone Overlay District) 
 FP-O (Floodplain Overlay District) 
Project Consistency: Consistent with zone district with approval of permits 
 
General Plan: RVC/Downtown Santa Cruz (Regional Visitor Commercial) 
 Front Street/Riverfront Corridor area of the Downtown Plan   
Project consistency: Consistent with approval of permits 
 
Land Use   - Existing:  Three multi-tenant commercial buildings  
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 - Proposed: 175-unit residential condominium building with ground-floor and 
Riverwalk-facing commercial space, residential amenity space, and 
parking garage. 

 
Lot Area:  42,684 square feet 
 
Environmental Review: Limited Environmental Review for projects consistent with General 

Plan, Community Plan or Zoning Action pursuant to Public Resources 
Code section 21083.3 and CEQA Guidelines section 15183. Further 
analysis of Biological Resources, Cultural Resources, Geology and Soils, 
Energy Conservation, and Land Use completed in an Environmental 
Impact Report (EIR), published July 27, 2020. 

 
Associated Documents: The full Draft and Final Environmental Impact Report volumes, which 

together constitute the project EIR, are available for viewing on the 
City’s website at: www.cityofsantacruz.com/ceqa 

 Associated project reports are available for viewing at: 
https://www.cityofsantacruz.com/government/city-departments/planning-and-community-
development/active-planning-applications-and-status/front-st-riverfront-apartments  
 
Planning Staff: Samantha Haschert 
 
SITE DESCRIPTION 
 
The project site is located on the east side of Front Street between Front Street and the San 
Lorenzo River. The site has approximately 423 feet of frontage on the street and generally spans 
the area between the terminus of Cathcart Street and the Downtown Metro Center. The site is 
zoned CBD (Central Business District)/FP-O (Floodplain Overlay District)/CZ-O (Coastal Zone 
Overlay District) and is designated as RVC (Regional Visitor Commercial, Downtown Santa 
Cruz) in the General Plan. The site is surrounded by parcels with the same zoning and general 
plan designations to the north, west, and south that are developed with commercial and mixed 
use buildings and uses, with the exception of the Metro Transit District which is located on a 
parcel zoned for Public Facilities (PF). The San Lorenzo River is located to the east. All five of 
the existing parcels have frontage on Front Street and back-up to the San Lorenzo River to the 
east. The Riverwalk is located at the top of the levee which is approximately 10-feet above the 
grade of Front Street. All of the existing buildings in the project site area are single-story.  
 
The parcels at 418 and 428 Front Street are located within the appealable area of the Coastal 
Zone (CZ-O) but are outside of the Shoreline Protection Overlay Area (SP-O). The other parcels 
within the project site are not located within the mapped Coastal Zone Overlay; however, 
because the project includes a combination of the five parcels and the development is being 
proposed as a single development over all five properties, approval of a Coastal Permit is 
required for the project. 
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The entire project site is also located within the Downtown Plan area, within the Front Street/ 
Riverfront Corridor and within Additional Height Zone B, which allows for building heights up 
to seventy feet under specific conditions. The applicant is requesting to construct a 77’9” tall 
building using State Density Bonus Law which allows for incentives and concessions to 
development standards when affordable housing thresholds are met. Further analysis of Density 
Bonus request is provided in the Analysis section below. 
 
The site is mapped as sensitive for archaeological resources and an Archaeological Report was 
prepared for the project by Basin Research Associates on August 13, 2018. The report concludes 
that the project site has a low sensitivity for both prehistoric and historic archaeological materials 
and there appears to be a low potential for exposure of significant historic resources and/or 
unique archaeological sites during ground disturbing construction. As such, the report does not 
recommend project redesign, capping, or additional archaeological testing or monitoring during 
ground disturbing construction. The report does recommend that the standard condition of 
approval is included to require stopping of work and reporting in the event of an unexpected 
discovery. 
 
The project site is shown in yellow below. 

 
For illustrative purposes only. 
 
BACKGROUND 
 
The project includes the demolition three existing buildings on the site, none of which are listed 
in either the National Register of Historic Places (NRHP) or the California Register of Historic 
Resources (CRHR). None of the buildings are identified as an individual landmark, and the 
project site is not within any historic districts; however, two of the buildings were identified as 
historically significant structures in 2009 with the preparation of Volume III of the City’s 
Historic Building Survey but were not formally listed. In 2009, Department of Parks and 
Recreation Form 523’s (DPR’s) were prepared for both properties by Archives & Architecture 
LLC as part of a building survey associated with the preparation of Volume III of the City’s 

Location of 
project site 
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Historic Building Survey. The DPR’s concluded that the building at 418 Front Street was 
constructed circa 1925 and that the property at 428 Front Street was constructed circa 1948. Both 
buildings are currently filled by commercial tenants, including the 418 Project, a movement arts 
center, and University Copy Services. The proposed demolition requires an increased level of 
review under the California Environmental Quality Act (CEQA) and an EIR was prepared to 
evaluate the cultural impacts of the project. The EIR is described in further detail under the 
section below titled Environmental Review. Additionally, the proposed demolition requires 
review by the Zoning Administrator and recommendation of action to the City Council pursuant 
to section 24.08.1210 of the zoning ordinance; however, the Zoning Administrator referred this 
action to the Historic Preservation Commission (HPC).  
 
On August 5, 2020, the HPC considered the proposed demolition at a noticed public hearing. The 
HPC discussed the litany of long-standing city goals that would be implemented by the 
development as well as the need for the preservation of historic buildings. The HPC considered 
public testimony submitted and indicated that they would like to see greater consideration of 
historic buildings in preliminary design discussions for new development. After reviewing the 
details of the Environmental Impact Report and after considerable deliberation, the HPC voted 5-
1-1 to recommend that the City Council certify the Environmental Impact Report and approve 
the demolition of the buildings with a condition that the front facades of the historic buildings are 
replicated on the ground floor of the new building facing Front Street. The HPC recognized that 
the recommendation for replication would not be consistent with the Secretary of the Interior’s 
Standards for the Treatment of Historic Buildings; however, the majority of the commission felt 
that replication, in addition to the mitigation measure for the establishment of an interpretive 
display on the site, was an appropriate balance between historic preservation and the 
development of the project.  
 
PERMITS REQUIRED 
 
The project requires the following permits: 
 
• Non-Residential Demolition Authorization Permit: to demolish three commercial 

structures. (Section 24.08.1210) 
• Tentative Map: to divide the property into 175 condominium units, common area, and eight 

commercial spaces. 
• Special Use Permit: to construct greater than 60 residential units in the Front 

Street/Riverfront Corridor subarea of the Downtown Plan Area, to allow for outdoor eating 
areas, and to allow for the proposed outdoor extension area. (Downtown Plan & Sections 
24.12.190 & 24.12.192) 

• Administrative Use Permit: to allow for: 1) co-working spaces facing the Riverwalk and a 
Leasing Office on Front Street; 2) a combined public/private fitness studio and dance school 
on Front Street; 3) Riverwalk retail as an “upper floor” use facing the Riverwalk; and 4) to 
allow for an instructional school (418 Project) not located on Pacific Avenue or on an east-
west street.  

• Design Permit: to construct a mixed-use structure greater than 50 feet in height in 
Additional Height Zone B (24.08.410(1) and Downtown Plan) 
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• Coastal Permit: to construct an 188,694 square-foot, mixed-use building in the appealable 
area of the Coastal Zone. 

• Revocable License for Outdoor Extension Area: to utilize public city property adjacent to 
the Riverwalk for outdoor seating associated with a private use. (Section 24.12.192) 

• Heritage Tree Removal Permit and Street Tree Removal Approval: to remove three 
heritage trees and one non-heritage street tree per Chapter’s 9.56 and 13.30 of the Municipal 
Code.  
 

PUBLIC OUTREACH 
 
The project is considered to be a “significant” project under the City Council’s approved 
Community Outreach Policy for Planning Projects. The project required a community meeting 
with an increased noticing radius from 300 feet to 1,000 feet from the property lines, and a 
dedicated project webpage. The community meeting was held on July 1, 2019 and was noticed 
with signs posted on the property, mailed notices to property owners and tenants within 1,000 
feet of the project site, and an advertisement in the Santa Cruz Sentinel. The community meeting 
was attended by the project development team, several City staff members, and about 26 
members of the public. Formal comments were submitted by the public at the community 
meeting, and City staff noted key issues raised during the meeting. In addition to the community 
meeting, a project webpage was created and posted to the City of Santa Cruz website and allows 
for members of the public to submit comments to the project planner.  
 
In addition to the community meeting, the city webpage, and on-site noticing, a public scoping 
meeting was held on December 4, 2019 to identify potential project-specific impacts that should 
be considered in the Environmental Impact Report (EIR).  
 
The following key issues/concerns were raised by members of the public during the above 
described outreach methods: 
 

• Management/programming of the proposed public outdoor space at the levee – See 
Outdoor Extension Area Section of this report.  

• Affordable housing – See Affordable Housing and Density Bonus Section of this report.  
• Targeted population for residences – Unknown to City.  
• Development in flood zone – See Flood Zone Development section of this report. 
• Feasible relocation of the 418 Project – See Zoning/General Plan Consistency and Uses 

section of this report.  
• Construction impacts adjacent to the river – See EIR Section 4.3  
• Impacts to riparian habitat along the river – See EIR Section 4.1 
• Building size and density not appropriate for Santa Cruz – See Minimum Lot 

Size/Density/FAR section, Building Height section, Design section, and Density Bonus 
section of this report. 

• Bike Access through pedestrian passageways – See Bike Access Section of this report. 
• Relocation of the 418 Project – See the Uses Section of this report. 
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In addition to these concerns, staff received many comments in support of the location, density, 
and design of the project. Public comments received are included as an attachment to this report, 
and comments received as a part of the CEQA review process are included in the Draft EIR and 
Final EIR.  
 
ANALYSIS 
 
The proposal is to construct a seven-story, 188,694 square foot, mixed-use building with 175 
residential condominiums and 11,498 square feet of ground floor and river-facing commercial 
space on property within the CBD/CZ-O/FP-O zone district and within the Front Street 
Riverfront Corridor of the Downtown Plan. The intent of the developer is to map the residential 
units as condominiums but to maintain single ownership and rent the units for the near future. 
 
Zoning/General Plan/Downtown Plan Consistency 
The project site is designated as RVC/Downtown Santa Cruz (Regional Visitor Commercial) in 
the General Plan and is located within the CBD (Central Business District) zone district. The 
entire project site is located in the Front Street Riverfront Corridor of the Downtown Plan. The 
RVC/Downtown Santa Cruz General Plan designation is intended to emphasize a mix of uses 
such as office and retail uses, residential and mixed-use developments, restaurants, and visitor 
attractions, and the CBD zone district is a zone that is intended to implement the objectives of 
the Downtown Plan. The proposed use of the parcel as a mixed-use commercial/residential 
project is consistent with the intent of the CBD zone district and the RVC/Downtown Santa Cruz 
designation, and the proposal to fill the area between the building and the San Lorenzo River 
levee to expand the Riverwalk area and create additional public open space that highlights the 
river as a downtown amenity is consistent with the following goals and policies of the General 
Plan, the Local Coastal Program, the Downtown Plan, and the San Lorenzo Urban River Plan 
(SLURP): 
 
GENERAL PLAN AND LOCAL COASTAL PROGRAM 1990-2005 
• GOAL EQ 1: Protect City residents from the health hazards of air pollution and maintain 

high air quality standards by implementing air quality monitoring and control strategies that 
comply with State and Federal Clean Air Acts.  

• GOAL EQ 2: Protect water quality of ocean, watershed lands, surface waters and ground 
water recharge areas from sedimentation, pollution, and salt-water intrusion 

• GOAL EQ 5: Implement, to the greatest degree possible, transportation strategies that reduce 
the consumption of fossil fuels, and energy strategies that increase energy-efficiency and 
energy conservation in all sectors of energy usage and which increase the production and use 
of renewable energy sources within the City. 

• GOAL L2: Provide for a variety and balance of residential, commercial, and industrial land 
uses while protecting environmental resources and responding to changing community needs, 
interests, and development constraints. 

• GOAL L3: Protect the quality of, and prevent significant new incursion of urban 
development into, areas designated as open space or agricultural lands and provide, when 
possible, permanent protection of these lands, recognizing their value in inhibiting urban 
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sprawl and maintaining City identity, as a natural resource with significant biotic resources 
and/or their potential for providing scenic, recreational and educational enjoyment. 

• GOAL L4: Plan community facilities and services to serve the projected population, allowing 
development only when adequate facilities and services are provided and are available to 
serve it. 

• GOAL L5: Develop compatible relationships between land-use and circulation patterns and 
encourage land use patterns that encourage an efficient transportation system and discourage 
urban sprawl and excessive dependence on the automobile. 

• GOAL CD2: Protect and enhance the City's natural setting and scenic resources. 
• GOAL C1: Develop a comprehensive, multi-modal circulation planning program that takes 

as its highest priority reduction of automobile trips by the creation of viable alternative 
transportation modes, effective transportation systems management programs, and 
integration of land-use and circulation planning. 

• GOAL C2: Develop and promote pedestrian travel as a viable transportation mode by 
developing and maintaining a safe, comprehensive, convenient, accessible and aesthetically 
pleasing pedestrian system. 

• GOAL ED4: Promote revitalization of the Downtown Central Business District as the City's 
center for commerce, office, culture, entertainment restaurant activity, and mixed use 
residential. 

• GOAL PR2: Ensure that adequate types, numbers and distribution of recreational facilities 
are available to residents of Santa Cruz. 
 

GENERAL PLAN 2030: 
• HA1.11.6 Consider historic preservation in the development and enforcement of City 

regulations. 
• CD1.1.4 Identify and emphasize distinguishing natural features that strengthen Santa Cruz’s 

visual image (i.e., open space, Monterey Bay). 
• CD1.4.2 Consider visual access to nearby natural areas as part of developmental review. 
• CD1.5.1 Enhance the prominence of the San Lorenzo River as a natural feature that provides 

structure, orientation, and recreational enjoyment by including it in surrounding area and 
management plans. 

• CD1.5.2 Provide incentives for new development adjacent to the San Lorenzo River that 
includes patios overlooking the river, enhanced connections to the levee trails, and other 
design features that connect the built environment to the river. 

• CD3.1.1 Strengthen the linkage between Downtown, the Beach Area, and San Lorenzo River 
through amendments to corresponding Area Plans and the Zoning Ordinance. 

• CD3.1.2 Maintain, update, and implement the City’s San Lorenzo Urban River Plan. 
• CD3.3.1 Develop incentives to encourage the assembly of small parcels through Area Plan 

amendments and Zoning Ordinance changes. 
• CD3.3.2 Revise the Zoning Ordinance to limit development possibilities for small parcels. 
• CD4.1.3 Identify and establish design concepts that make visitor-serving corridors attractive 

and interesting through landscaping, banners, flags, art, and displays. 
• CD4.2.3 Underground utilities when major road improvement or reconstruction is proposed, 

if possible. 
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• CD4.3.3 Protect existing significant vegetation and landscaping that provides scenic value 
along with wildlife habitat and forage. 

• CD4.3.4 Maintain an ordinance requiring replacement and maintenance when heritage tree 
removal is necessary for new development.  

• CD4.3.6 Implement streetscape and other landscaping plans in the City's Area and Specific 
Plans. 

• CD5.2.1 Encourage buildings to be oriented towards sidewalks, public plazas, walkways, or 
rivers and to include features such as public benches and natural seating areas. 

• CD5.2.2 Encourage the incorporation of public benches and natural seating areas along 
public walkways and in public plazas and parks. 

• CD5.2.4 Ensure that new and revised design guidelines encourage the use of pedestrian-
scaled fenestration, awnings, entrances, landscaping, and other amenities. 

• LU 1.1.2 Create incentives for the consolidation of underdeveloped parcels relative to 
development potential. 

• LU1.2.1 Environmental review for specific projects shall be accompanied by sufficient 
technical data and reviewed by appropriate departments. 

• LU2.3.1 Protect, maintain, and enhance publicly accessible coastal and open space areas. 
• LU3.1.1 Encourage through incentives and expedited permit processing a variety of housing 

types, when appropriate. 
• LU3.3.1 Amend the Zoning Ordinance to discourage strip commercial development in favor 

of clustered commercial and mixed-use development along transit corridors. 
• LU3.7.1 Allow and encourage development that meets the high end of the General Plan Land 

Use designation density unless constraints associated with site characteristics and zoning 
development standards require a lower density. 

• LU3.11.2 Ensure appropriate land uses and development standards that do not adversely 
impact adjacent open spaces. 

• LU4.1.1 Support compact mixed-use development Downtown, along primary transportation 
corridors, and in employment centers. 

• M1.1.1 Create walkable, transit-oriented activity centers throughout the city. 
• M1.1.2 Connect activity centers with pedestrian and bicycle paths. 
• M1.1.3 Implement pedestrian and bicycle improvements that support transit ridership. 
• M1.4.2 Allow for future multi-modal use of future rights-of-way by protecting them from 

development. 
• M2.1.2 Encourage use of alternative modes of transportation. 
• M2.3.1 Design for and accommodate multiple transportation modes. 
• M3.1.1 Seek ways to reduce vehicle trip demand and reduce the number of peak hour vehicle 

trips. 
• M4.1.6 Enhance the pedestrian orientation of the Downtown Central Business District. 
• M4.1.7 Require the site and building design facilitate pedestrian activity. 
• M4.1.9 Require landscaping in the development, replacement, and repair of sidewalks, 

including the placement of trees on private property and/or in tree wells on sidewalks. 
• ED1.1.6 Revitalize the Riverfront area. 
• ED1.7.2 Diversify the range of visitor attractions in Santa Cruz, particularly those that draw 

on the city’s unique natural and cultural assets. 
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• ED5.1.1 Provide for the development of supporting land uses adjacent to retail shopping 
areas, while assuring protection of existing residential neighborhoods. 

• ED5.3.1 Provide for attractive commercial development (including more intensive and higher 
quality ground floor retail) along commercial corridors provided the uses are compatible with 
or transition easily to adjacent residential areas. 

• ED5.5.1 Enhance Downtown as a welcoming and inviting destination for residents, visitors, 
and businesses. 

• ED5.5.4 Create a distinctive and active pedestrian environment downtown 
• ED5.5.5 Allow for the extension of café and retail uses within the public right-of-way, 

subject to design standards and management guidelines. 
• HZ6.4.8 Minimize the alteration of natural floodplains, stream channels, and natural 

protective barriers that accommodate or channel floodwaters. 
• PR1.1.3 Evaluate all lands, regardless of size, for their potential development as small parks, 

community gardens, or landscape lots. 
• PR1.6.1 Maintain and enhance access for vehicles, transit, bicycles, and pedestrians. 
• PR2.2.2 Encourage private sponsorship of special events and programs, historic events, joint 

projects, and cultural exchanges that involve and benefit the community. 
• PR3.1.1 Provide recreational and educational opportunities within the open space lands and 

coastline consistent with adopted master or management plans. 
• PR4.1.3 Maintain and enhance the recreational value of the San Lorenzo River walkway and 

the East and West Cliff Drive pathways 
• NRC1.1.2 Where consistent with riparian and wetland protection, provide actual or visual 

access of a low-impact nature 
• NRC1.1.1 Require setbacks and implementation of standards and guidelines for development 

and improvements within the city and adjacent to creeks and wetlands as set forth in the 
Citywide Creeks and Wetlands Management Plan. 

• NRC1.3.1 Conserve creek, riparian, and wetland resources in accordance with the adopted 
City-wide Creeks and Wetlands Management Plan and the San Lorenzo River Plan. 

• NRC2.2.1 As part of the CEQA review process for development projects, evaluate and 
mitigate potential impacts to sensitive habitat (including special-status species) for sites 
located within or adjacent to these areas. 
 

DOWNTOWN PLAN FIRST PRINCIPALS 
• Form and Character. New buildings should be allowed to develop individual character while 

retaining qualities of the historic townscape. Issues of articulation, materials, signage, 
setbacks, scale, massing, form, bulk, solar access and height are critical. 

• Building Height. Buildings should maintain the scale and character of the existing 
downtown, with explicit criteria for additional height up to seven stories and provisions to 
ensure that buildings do not shade key public open spaces. Since this First Principle was 
established in 1991, the downtown development pattern has largely respected the existing 
two to three story development pattern with several taller buildings spaced throughout the 
Pacific Avenue Retail District, providing architectural variation. The 2017 update recognizes 
these taller buildings also contribute greatly to the architectural fabric of the City and can 
provide significant opportunities to plan for environmentally sound infill development 
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without damaging the character of the City. The 2017 modifications to the Additional Height 
Zones have been carefully written to recognize the City’s successful recovery from the 1989 
Loma Prieta earthquake; preserving and enhancing the urban form of the City, without 
sacrificing the special human scale and character of downtown. New development will not be 
required to strictly adhere to a 2 and 3 story scale.  

• Housing. Significant new housing opportunities should be targeted throughout the 
downtown, including Pacific Avenue, the San Lorenzo riverfront, and South of Laurel. 
Housing should be comprised of a mix of apartments and condominiums. SRO housing 
should be replaced and dispersed throughout the downtown area.  

• Accessibility. A downtown that aesthetically integrates access as a primary design criterion 
for all improvements to ensure increased opportunities for the public to participate in 
commercial, governmental, residential, social and cultural activities.  

• Open Space and Streetscape. A strong network of public and private open spaces (streets, 
sidewalks, public parks, plazas, passageways and courtyards) that creates a socially active 
and pedestrian-oriented downtown core should be emphasized.  

• Circulation. Downtown should be predominantly pedestrian in nature; movement should be 
carefully structured to reinforce the character of the place. Pedestrian, bicycle, and transit 
access to the downtown should be enhanced.  

• Parking. Parking in the downtown core should continue to be provided by the Parking 
District in a centralized fashion, to maximize shared use and minimize the quantity of stored 
vehicles. 
 

SAN LORENZO URBAN RIVER PLAN (SLURP)  
• Improve the scenic and recreational value of the Riverfront  
• Improve public access and pedestrian/bicycle movement to and along the River  
• Improve the urban and neighborhood interface with the San Lorenzo River, Branciforte 

Creek, and Jessie Street Marsh  
• Incorporate the San Lorenzo River, Branciforte Creek, and Jessie Street Marsh into the 

surrounding urban fabric of downtown and neighborhoods. 
• (Front Street – Significant Riverfront Areas (SRFA)) 
• SRFA-1: Require new development projects to incorporate design features that encourage 

active engagement with the Riverwalk such as; filling adjacent to the Riverwalk and 
landscaping, providing direct physical access to the Riverwalk, including appropriate active 
commercial and/or residential uses adjacent to the Riverwalk or providing a combination of 
these and/or other design features that support the resource enhancement and river 
engagement policies of the San Lorenzo River Plan. 

• SRFA-2: Require new development projects to incorporate pedestrian and/or bicycle 
connections between Front Street and the Riverwalk at appropriate locations such as the 
extensions from Maple Street and near Elm Street. 

• SRFA-3: Maintain the ten-foot setback area between residential and commercial uses 
adjacent to the levee trail from the western edge of the trail. The area between the property 
line and the Riverwalk shall be filled to raise the adjacent ground-level use to a similar or 
higher elevation as the Riverwalk. The public lands between the Riverwalk and the private 
property may incorporate publicly accessible commercial or residential amenities, such as 
outdoor public seating. Trees planted as part of the San Lorenzo Flood Control Improvement 

13



AGENDA REPORT 
PC Meeting of September 3, 2020 
SUBJECT: Front St Riverfront Building – CP18-0153 
Page 11 of 31 
 

P:\_Public\PACKETS\2020\PC\09-03-20\Front Riverfront\Front Riverfront CP15-0153 PC Staff Report.doc 
         

Project should be maintained and incorporated into new development where feasible and 
where not in conflict with the required fill or publicly accessible amenities. 

 
Housing Blueprint – Downtown Housing Creation 
• Focus City resources and staff to encourage construction or approval of units downtown with 

a specific focus on enabling projects in the current development pipeline to break ground. 
 
City Council Two Year Workplan July 2017-June 2019 
• Strategic Goal 1, Focus Area 4 – Downtown Projects: Approve 500-600 housing units in 

downtown. 
 

Minimum Lot Size/Density/FAR 
The proposal is to combine five parcels to result in a 42,684 square foot lot, which is greater than 
the minimum lot size of 5,000 square feet in the CBD zone district. There is no density range 
specified in the CBD zone district or in the Downtown Plan; however, the project site is subject 
to a Floor Area Ratio (FAR) range of 2.5 – 5 for the RVC/Downtown Santa Cruz General Plan 
designation. The proposal is to construct a 188,694 square foot building on a combined lot area 
of 42,684 square feet which results in a FAR of 4.4, which is at the high end of the permitted 
range and is in accordance with General Plan Policy LU3.7.1.  
 
The application includes a request for a Density Bonus, therefore, it was necessary to determine 
the base density of the project site for the purposes of applying a Density Bonus. The applicant 
prepared base density plans, which reflected a fully-conforming mixed-use development at the 
project site and which established that the site can support a project with 133 residential units. 
The requested Density Bonus and Inclusionary Housing requirements are described below in the 
Affordable Housing section of this report.  
 
Setbacks 
The Downtown Plan requires that all new development within the Front Street/Riverfront 
Corridor is constructed to the property lines. There are exceptions that allow for generous 
landscaping at gateway areas, recessed areas, step-backs, and articulation (bay windows, 
balconies, architectural features, etc.) to break up building mass and that allow for the 
construction of full 12-foot wide sidewalks to be provided along Front Street. Development is 
encouraged along the property line at the Riverwalk side of the property as well. The proposal is 
to construct the building without a hard edge along the Front Street and Riverwalk property lines 
by incorporating slightly projecting and recessed architectural elements on each building face. 
These features include recessed storefronts and substantial archways and columns along the 
ground-floor, and balconies and variations in building wall on the upper floors. The only upper 
floor projections are the Front Street facing balconies that are consistent with the Downtown 
Plan in that they do not encroach greater than three feet over the public right-of-way.  No portion 
of the buildings will encroach over the property line along the Riverwalk.  
 
Uses 
The project site is located within the Front Street/Riverfront Corridor, which is a subdistrict of 
the Downtown Plan area. The Downtown Plan describes the Front Street/Riverfront Corridor as 
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an area in need of redevelopment into a transitional area between the intensive commercial core 
along Pacific Avenue and the recreational resources provided by the San Lorenzo River. The 
plan encourages active ground-level uses such as retail and restaurants adjacent to Front Street, 
and upper floor residences and offices that take advantage of river viewsheds.  
 
The proposal is to construct three mixed-use buildings that will be connected by ground floor 
and basement-level parking, and, in total, the development will include: 

- Five ground-floor commercial tenant spaces and a leasing office/lobby facing Front 
Street; 

- Three large commercial tenant spaces facing the Riverwalk in addition to three residential 
condos elevated five-feet above grade, and residential amenities including a game room, 
lounge, and fitness area. 

 
Table 4-1 in the Downtown Plan identifies permitted ground level uses in the Front 
Street/Riverfront Corridor and Table 4-1 in the Downtown Plan identified permitted uses along 
the Riverwalk. There are some anticipated uses proposed as a part of the project that require the 
approval of Use Permits: 

- The project includes a leasing office as ground floor uses along Front Street. The use is 
consistent with the criteria established in the Downtown Plan in that the use is not 
located along Pacific Avenue or within 75 feet perpendicular to Pacific Avenue; the use 
is compatible with planned ground level commercial uses and upper level residential 
uses in that the leasing office will directly serve the development, and the building meets 
the requirements in the Downtown Plan for storefront and building façade guidelines and 
is capable of being transformed to retail space in the future.  

-  The applicant indicates that they are in discussion with the owners of the 418 Project to 
relocate the business to the largest commercial space facing Front Street (Commercial 
Space C). The agreement has not been finalized; however, this permit includes a request 
for an Administrative Use Permit to allow for the dance performance center to be located 
along Front Street in the event that the business is relocated. The space is located on 
Front Street and is therefore not subject to the criteria in the Downtown Plan for 
instructional schools along Pacific Avenue or east-west street frontages. The 
instructional school is an appropriate use along Front Street in that the activity within 
would provide interest and enjoyment to pedestrians and would preserve a local business 
that is an established part of the community.  

- The project includes a co-working space at the Riverwalk that would be provided as an 
amenity space for residents and would be made available to members of the public. This 
use is Principally Permitted in the Downtown Plan and is consistent with the criteria that 
the use will be compatible with ground and upper level planned uses in that the office 
space will serve residents and members of the public.  

- The project includes a combined public/private fitness studio at the Riverwalk level that 
is intended to be provided as an amenity to residents and available to the public to rent 
for private fitness classes. The use is consistent with the criteria for Health/Fitness 
Studios in the Downtown Plan in that the proposed private/public use is consistent upper 
level residential uses.  
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The remaining, undefined commercial spaces will be designed and constructed to allow for food 
and drink service uses in addition to retail, and the applicant indicates that the commercial spaces 
are intended to be filled by businesses that are open to the public, that can take advantage of 
connected outdoor areas, and that have an active and engaging presence on the street and 
sidewalk. These types of uses and outdoor areas are highly encouraged for areas within the 
Downtown Plan and along the Riverwalk and are consistent with various goals and policies in 
the Downtown Plan for the development of the Front Street/Riverfront Corridor, including the 
Planning Principals and Strategies. Pursuant to Table 4-2 of the Downtown Plan, a tenant will be 
required to obtain approval of an Administrative Use Permit prior to the establishment of a retail 
use along the Riverfront to ensure that the use is consistent with the goal to activate the 
Riverwalk and to determine if the use will be compatible with surrounding residential and 
commercial uses.  

 
Residential units as upper floor units are permitted and encouraged in the Front Street/Riverfront 
subarea of the Downtown Plan and adjacent to the Riverwalk as desirable uses. Specifically, the 
plan states, “Along Front Street, between Soquel Avenue and Laurel Street, the Downtown Plan 
promotes upper level residential uses, while encouraging commercial uses at the ground level 
facing Front Street and a mix of commercial and residential uses at the Riverwalk level and 
above.” The residential units facing the Riverwalk comply with the requirements of the 
Downtown Plan in that they are elevated five feet above the grade of the Riverwalk and there are 
no entrances to the units facing the Riverwalk. Staff is supportive of the three residential units 
along the ground level of the Riverwalk because there is a mix of other uses that provide a 
greater level of activity that encourages pedestrian interest.  
 
The Additional Height Zone of the Downtown Plan also includes goals for upper level residential 
uses and ground-level commercial uses along Front Street and specifically states, “The City also 
wishes to promote uses that foster activity and a sense of stewardship, allowing the area to 
evolve from a service district to an integral part of the overall downtown. In order to achieve this 
goal, residential uses are considered highly desirable upper-level uses, with active commercial 
and people-oriented uses at Front Street level.” 
 
Building Height 
The entire project site is located with “Additional Height Zone B,” which is a designation in the 
Downtown Plan that allows for buildings to exceed the maximum base height of 50 feet and 
three stories above ground floor commercial. The project site is between 15,000 and 50,000 
square feet, therefore the project is eligible for a maximum height of 70 feet and five floors 
above required ground floor commercial. This specific area of Additional Height Zone B allows 
for buildings up to six-stories and 70 feet in height subject to specific criteria that are intended to 
“promote the appearance of multiple buildings of varying heights and to avoid the creation of 
large, monolithic buildings.” The Downtown Plan also provides development standards such as 
building stepbacks, street frontage limitations, material, fenestration, and/or plane changes, and 
other horizontal and vertical design variation standards to absorb the height and mass of the 
building and to create a compatible relationship between adjacent buildings and the pedestrian 
environment. The proposal is to construct a seven-story, 77’9” tall building, which is greater than 
the six-story, 70 foot maximum height limit permitted in Additional Height Zone B, and the 
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applicant is requesting the additional height above 70 feet and six stories as an waiver associated 
with the Density Bonus request, which is further described below in the Affordable Housing 
Section.  
 
The project is eligible for additional height in Additional Height Zone B in that the aggregate 
parcel size is greater than 15,000 square feet, the project site contains greater than 100 feet of 
frontage on Front Street, and the project is eligible for a density bonus. The project is consistent 
with the Additional Height Criteria for Approval provided in Section 4.H.2.b of the Downtown 
Plan in that: 

• The additional height allows for additional housing units to be provided downtown, 
consistent with the First Principals of the Downtown Plan and lending to the 
concentration of new housing in a transit priority area.  

• The development has been designed as three separate buildings to promote the 
appearance of a grouping of buildings rather than one monolithic building. 

• The development includes the construction of two pedestrian passageways that will 
provide high-quality access between the downtown commercial core and Front Street to 
the Riverwalk.  

• The project will achieve the following key community objectives: the addition of 
publically-accessible open space adjacent to the Riverwalk; affordable housing; a variety 
of different sized commercial spaces that can provide incubator space for small 
businesses; and Transportation Demand Management concepts. 

 
The project is consistent with the Performance Criteria for Building Recessed Breaks in the 
Additional Height Zone B as described below: 

• Building Recessed Breaks: In order to promote the appearance of multiple buildings, 
Additional Height Zone B requires developments to provide separations or breaks that are 
open to the sky and that are a minimum of 15 feet wide by 10 feet deep. The proposed 
project provides two pedestrian passageways that are 60 feet wide and 30 feet wide, 
respectively, and that are open to the sky and effectively create a clear separation 
between buildings.  

The project is not consistent with the Performance Criteria for Skyline Architectural Variation in 
the Additional Height Zone B as described below: 

• Skyline Architectural Variation: To promote skyline variation, the top floor of the 
building shall not exceed 60 percent of the floor area below or 60 percent of the building 
length as measured along Front Street or the Riverwalk. The project is not consistent with 
these requirements as shown in the table below: 
 

North Building 
Required Proposed Complies? 
Max. 7th floor Floor Area  
= 2,776.80 
(6th floor FA= 4,628) 

4,628 sq. ft. 
(100% of floor below) 

No 

Max. 7th floor building 
length = 36 feet 
(Bldg length = 60 feet) 

49 feet 
(81% of building length) 

No 
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Middle Building 
Required Proposed Complies? 
Max. 7th floor Floor Area  
= 6,382 
(6th Floor FA= 10,639) 

8,681 sq. ft. 
(81.5% of floor below) 

No 

Max. 7th floor building 
length = 96 feet 
(Bldg length = 160 feet) 

142 feet 
(88% of building length) 

No 

 
 

South Building 
Required Proposed Complies? 
Max. 7th floor Floor Area  
= 5,104 
(6th Floor FA= 8,507) 

6,969 sq. ft. 
(81% of floor area) 

No 

Max. 7th floor building 
length = 84 feet 
(Bldg length = 140 feet) 

130 feet 
(92.8% of building length) 

No 

 
The Downtown Plan says that: “Variation to the 60% floor area standard can be considered for 
projects that incorporate publicly accessible pedestrian connections to the Riverwalk.” In this 
way, the code recognizes that a significant portion of the potentially developable area of a site is 
dedicated to a community serving improvement, and the plan allows for variations to these 
standards. The proposed project includes two pedestrian passageways which will meet the goals 
and policies in the General Plan, the Downtown Plan, and the San Lorenzo Urban River Plan, to 
connect the Riverwalk to the downtown core and to Front Street and to highlight the river as a 
natural urban amenity. For these reasons, the proposal to exceed the maximum top floor area and 
length are supported.  
 
Riverwalk Extension Areas 
The project includes fill between the building wall and the levee to expand the area at the top of 
the levee and adjacent to the Riverwalk to create more usable open space overlooking the river. 
The fill structure requires approval of a Section 408 permit by the Army Corps of Engineers, and 
while the permit application has been submitted, it has not yet been approved. A condition of 
approval is included that requires the applicant to submit evidence of permit approval prior to 
issuance of a building permit for any site disturbing activities.  
 
The expanded area is currently and will continue to be located on city-owned property. 
Conditions of approval are included that require the applicant to obtain an easement over the fill 
structure for the maintenance of the structure and improvements within. For the improvements at 
the top of the levee, the property owner of the subject development will also be required to enter 
into a revocable license agreement with the city that will allow for the continued use of the 
property and that will establish the responsibilities for maintenance and public access. There are 
no specific activities or events proposed within the Riverwalk extension area as a part of this 
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project; however, these can be considered later through the use of Entertainment Permits. 
Conditions of approval are included that address lighting conditions, landscaping, and noise 
within the expanded Riverwalk area.  
 
Design  
The Downtown Plan provides specific development criteria for buildings over 50 feet in height, 
which is discussed in detail in the Building Height section above. The following analysis 
specifically addresses the proposed exterior design of the building which can also affect building 
massing.  
 
The project consists of three buildings that are separated by two pedestrian passageways of 60 
feet and 30 feet, respectively, and that are connected by an underground and at-grade parking 
garage. The buildings employ three architectural styles that provide differentiation to result in the 
look of three individual buildings but that are compatible and provide a unified appearance. The 
building massing steps back at the pedestrian passageways and at the front and rear elevations to 
reduce the perceived height of the building from the pedestrian view. Additionally, the proposed 
exterior design provides large commercial storefront assemblies at the ground level along Front 
Street and facing the Riverwalk to allow for transparency within the commercial or amenity 
spaces that will provide interest to pedestrians and encourage the movement of shoppers east 
from the downtown core to the Riverwalk. Exterior materials include plaster finishes, 
cementitious siding, and metal siding with accents of brick veneer, wood and steel balcony 
railings, and metal awnings. The proposed exterior colors are natural including sand and white 
with yellow and blue accents. The exterior materials are used consistently between the three 
buildings but are arranged differently to create separate identities.   
 
As described above, the Historic Preservation Commission (HPC) voted to approve the 
demolition of two historic buildings to accommodate the development but also recommended 
that the front façades, or elements of the front facades of the historic buildings, are replicated 
onto the front façade of the new buildings. The developer has reviewed the historic evaluations 
prepared by the project historian and has chosen to replicate most of the primary historic 
characteristics of each building on the front facades including the facade’s stepped cornice, 
curved parapet, and art deco detailing on the building at 418 Front Street and the streamlined 
horizontality and tile accents on the building at 428 Front Street. No design changes are proposed 
on the upper floors. As described by the HPC, the replicated facades do not meet the Secretary of 
the Interior’s Standards for the Treatment of Historic Buildings but will provide a visual example 
of the demolished buildings that will enhance the interpretative display (See Figures 1 and 2 
below).  
 
Consistent with the Downtown Plan, the ground level design at Front Street and the Riverwalk 
provides areas of recess, substantial support columns, outdoor plazas, and transparency into 
commercial and amenity space to create a humanistic scale and warmth that will be experienced 
by pedestrians. The expanded Riverwalk area will provide for an area for lively future outdoor 
gatherings that overlook the San Lorenzo River as a natural amenity. The addition of residential 
units facing the Riverwalk will provide eyes on the levee and views of the river that will enhance 
the security of the Riverwalk.  
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Figure 1: 428 Front Street replication: 
 

 
 
Figure 2: 418 Front Street replication: 
 

 
 
 
 

20



AGENDA REPORT 
PC Meeting of September 3, 2020 
SUBJECT: Front St Riverfront Building – CP18-0153 
Page 18 of 31 
 

P:\_Public\PACKETS\2020\PC\09-03-20\Front Riverfront\Front Riverfront CP15-0153 PC Staff Report.doc 
         

 
The Downtown Plan and the Zoning Ordinance contain bird-friendly design guidelines that were 
developed as mitigation measures for impacts to sensitive species in the Downtown Plan EIR 
(Mitigation 4.3-2). The proposed design does not include areas of mirrored or reflective glass 
and there are no transparent skyways or walkways proposed which could result in bird impacts. 
The general notions of bird-friendly design indicate that the most common bird-impact areas 
occur in the first 40 feet of building height where there are large expanses of glass, particularly 
that reflect trees or other landscaping. Uplighting/spotlighting at landscaped areas are also 
known features that encourage bird strikes. The building will have frontage on the river and the 
proposed windows on the east wall could potentially reflect the riparian vegetation or the open  
space of the river area. Conditions of approval are included that require the use of bird-safe, 
ultraviolet, and/or patterned glass, or other material or method proven to discourage bird strikes, 
at the windows and balcony railings on the east wall of the building up to 40 feet in height with 
the exception of ground floor glass. Fritting, patterns, or other bird-safe designs may not be 
compatible for the first-floor given that visibility into the building is key to provide pedestrian 
interest and/or commercial viability. Furthermore, at this location, the first floor is unlikely to 
reflect open space or riparian vegetation, certainly to a much lesser extent than upper floors. 
Conditions of approval are also recommended that prohibit the use of uplighting or spotlights in 
the landscaped areas and adjacent to the Riverwalk.   
 
Design and Development Variations 
The Downtown Plan provides development standards and design guidelines for the Front 
Street/Riverfront Corridor, the Additional Height Zones, and all CBD zone district areas. The 
Downtown Plan also recognizes that the plan can never address or respond to all development 
scenarios and circumstances, thus it provides a Design Variation process by which an applicant 
can propose an alternative to the requirements. The Downtown Plan describes these as “slight 
variations” that must be minor in nature, must better achieve stated Plan and community 
objectives, and must receive a positive recommendation from the Planning Director with final 
approval by the City Council. The applicant is proposing one such variation to the following 
requirement: 

Chapter 4, Section E.5(b): Pedestrian Focus. Such publicly accessible connections shall 
be predominantly pedestrian in nature and located within 50 feet of the Front Street 
intersections at the terminus of Cathcart Street and the extensions of Maple and Elm 
Streets. In addition to the pedestrian access, bicycle access shall be provided at the 
extension of Elm Street, which will serve as the primary bicycle access to the Riverwalk 
between Soquel Avenue and Laurel Street. 
 

As described above, the project includes two pedestrian passageways between Front Street and 
the Riverwalk. The passageways meet the minimum widths required by the Downtown Plan and 
the northernmost passageway is located at the terminus of Cathcart Street which is also required 
by the Downtown Plan. As noted in the requirement above, the southernmost passageway is 
intended to provide a future extension of Elm Street and is therefore required to be within 50 feet 
of the future extension of Elm Street. The proposed design locates the southernmost pedestrian 
passageway between 80 and 100 feet from the future extension of Elm Street. This location is not 
consistent with the Downtown Plan requirements; however, the location is favorable to the 
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design because it more effectively breaks up the building mass into three separate buildings. If 
the passageway was relocated 30 feet to the south to the otherwise required location, the building 
mass would be shifted to the center building, creating a larger building mass along Front Street 
and a much narrower building south of the passageway with little to no room for ground floor 
commercial space, given the location of the driveway to the parking garage. The proposed design 
results in a more desirable balance of the sizes of the buildings and allows for the ground level of 
all three buildings to include sufficient ground floor commercial spaces. The Planning Director 
has reviewed the project design and recommends approval of the Design Variation to the City 
Council due to the advantages associated with the proposed location of the southernmost 
passageway.  
 
Affordable Housing and Density Bonus 
The project is a mixed-use development with greater than five residential units and includes a 
request for a density bonus; therefore, the required number of affordable units and level of 
affordability is dictated by a combination of the Inclusionary Housing requirements in Section 
24.16.020(4) of the Zoning Ordinance and the affordability requirements for Density Bonus 
eligibility. As described above, there is no density range in the Central Business District (CBD) 
where the project site is located, so the base density was determined by developing plans for a 
fully conforming development, recognizing that the site development standards such as 
maximum building height, Floor Area Ratio, and required stepbacks limit the size of a 
development and the number of units within, in a similar way as a density range.  The base plans 
concluded that the project site could support a maximum of 133 residential units above ground 
floor commercial given the size of units included in that base plan.  
 
The subject application was deemed complete prior to the adoption of the current Inclusionary 
Ordinance and is subject to a 15 percent inclusionary requirement. Based on the base density of 
133 units, the project is required to make 20 units available to low and moderate income 
households (80% - 120% AMI) at an affordable ownership cost. As an example, the income 
limits established by The U.S. Department of Housing and Urban Development (HUD) for FY 
2020 in Santa Cruz County indicate a Low Income Limit of $106,200 for a family of four.  
 
The proposal includes a request for a Density Bonus pursuant to Part 3 of Chapter 24.16 of the 
Zoning Ordinance. The Density Bonus section of the zoning ordinance is consistent with state 
law requirements that allow for an increase in the number of market rate units in a residential 
development commensurate the proposed percentage of affordable units. The applicant is 
proposing to make available 15 of the 20 required inclusionary units to households at the very 
low income level (50 percent AMI) and to continue to make available the remaining five 
inclusionary units to households at the low income level (80% AMI). This level of affordability 
allows for the project to be eligible for a 35 percent density bonus, or 47 additional units. 
However, the applicant is requesting 42 additional units which equates to a 31.58 percent density 
bonus.   
 
Density Bonus state law indicates that this level of affordability also makes the project eligible 
for two incentives/concessions, unlimited density bonus waivers, and modified parking 
requirements. 
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Incentives/Concessions. At the Elm Street passageway, the elevator shafts on either side of the 
passageway encroach 10 feet into the required 10 foot stepback above 35 feet, as required in the 
Downtown Plan for the Front Street/Riverfront Corridor. The total area of the 10 foot stepback 
above 35 feet along each side of the Elm Street passageway is approximately 860 square feet. 
Each elevator shaft is ten feet wide and represents about 8.5 percent of the each stepback area. 
Section 24.16.255(2) allows for an applicant to seek approval of specified incentives/concessions 
without any requirement that the applicant demonstrate to the city that the requested incentive or 
concession results in identifiable and actual cost reductions to the project to provide for 
affordable ownership costs.  One of the incentives/concessions listed in this code section is a 20 
percent reduction in setback area and the applicant has requested two such reductions for the 
encroachment of the elevator shafts on each side of the Elm Street pedestrian passageways. The 
project is eligible for such incentives/concessions pursuant to the City’s Density Bonus 
Ordinance and state law requirements, and no additional documentation is required.  
 
Density Bonus Waivers. Section 24.16.255(4) allows for applicants to seek approval of a density 
bonus waiver or modification of development standards that will have the effect of physically 
precluding the construction of a housing development eligible for a density bonus. The applicant 
is requesting the following waivers to development standards: 

• Waiver of stepback requirements to reduce required 10-foot stepbacks above 50 feet on 
Front Street for 50 percent of the building frontage from 180 feet (50%) to 74 feet 
(20.5%) based on the combined building frontage. 

• Waiver of stepback requirements to reduce required 10-foot stepback above 50 feet on 
the Riverfront frontage to between 0 and 10 feet. 

• Waiver of building height standards in Additional Height Zone B to increase maximum 
building height from 70 feet and 5 stories above ground floor commercial to 
approximately 77’9” feet and 6 stories above ground floor commercial 

The applicant has demonstrated that compliance with the required stepback above 50 feet and the 
maximum height for Additional Height Zone B would physically preclude development of the 
project at the requested density of 175 units.  The applicant has developed the project to and 
beyond maximum allowed design standards and has, in the process, designed a project with 
smaller units overall than in the base project and with fewer units than would be allowable with a 
35-percent bonus, which supports the inference that the project would be physically precluded 
without the requested waivers.  In addition, the applicant has demonstrated, through detailed 
drawings (Attachment F), that a reasonable alternative floor plan complying with both the 
stepback and height requirements reduces the total unit count, as follows: 

• In Building No. 1, the project would lose a net of one studio apartment and three one-
bedroom units; 

• In Building No. 2, a one-bedroom unit would need to be converted to a studio apartment, 
with an additional loss of five one-bedroom units and one two-bedroom unit; and  

• In Building No. 3, the project would lose a net of three studio apartments and four one-
bedroom units.   

This evidence is sufficient to meet the applicant's burden to show that without the requested 
waivers, the applicant would be physically precluded from developing a 175 unit project. 
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Parking 
The proposed mixed-use development is located within the Downtown Parking District and is 
subject to the parking ratios provided in Resolution NS-29,538 which allow for a commercial 
parking ratio of 1 space per 400 square feet. Also, as described above, the project is eligible for a 
density bonus and, as a result, a modified parking standard for residential units equal to 0.5 
spaces per bedroom. As demonstrated in the table below, the project results in a requirement for 
148 on-site parking spaces (104 residential parking spaces and 44 commercial parking spaces); 
and the plans propose to provide 142 residential and 45 commercial parking spaces on the site 
within a two-story, basement and ground-level garage. There is no deficiency in the parking 
provided. All of the residential parking spaces provided are proposed to be reserved for use of 
the residential tenants only. Conditions of approval require that the garages provide all required 
Electric Vehicle Supply Equipment installed spaces (minimum 23 spaces).  
 

Parking Requirements Per City Zoning Ordinance  
(Resolution NS-29,538 and Modified Standards Per Density Bonus Ordinance) 

# of Bedrooms # of Units Parking Ratio  Vehicular Parking 
Required 

Studio 53 0.5/bedroom 26.5 
1 89 0.5/bedroom 44.5 
2 33 0.5/bedroom 33 

Commercial 11,498 sq.ft. 1/400 sq.ft. 29 
Commercial (inc. 
public/private 
amenity space) 

6,059 sq. ft. 1/400 sq.ft. 15 

    Total # of spaces required: 
148 

104 residential 
44 commercial 

    Total provided: 142 residential 
45 commercial 

    Deficient: 0 
 
 
Traffic/Circulation 
The Downtown Plan was amended in 2017 to allow for an expansion of the Additional Height 
Zones, which was intended to allow for increased density in the downtown area. A Trip 
Generation Analysis was prepared for the Downtown Plan EIR, which estimated the construction 
of 321 apartments on the block east of Front Street, which is the location of the subject project 
site. The estimates at that time indicated that future development on the block would likely result 
in 1,864 net daily trips. This estimate was calculated based on probable use with a 40-percent 
reduction to account for internal capture, pass‐by trips, walkability, bikability, and the Metro 
Transit Center (Downtown Plan Amendment, July 2017).   
 
A Trip Generation Analysis (Kimley-Horn, dated July 2019) was prepared for the proposed 
project using The Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th 
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Edition (2017). The project is estimated to generate a net of 854 daily trips, which includes trip 
credits for existing uses and a 40% reduction described above. This estimate is consistent with 
the Downtown Plan EIR in that it is less than the estimated increase of 1,864 net daily trips and 
represents only a portion of the entire block.  
 
Public improvements are required as a part of the project to achieve the goals of the Downtown 
Plan, to meet the requirements in the Municipal Code, and to mitigate the impacts of the project 
per the Downtown Plan Amendments EIR. The project shall provide sidewalks, street trees, and 
light standards along the parcel frontage. The project will also require access improvements to 
and from the site and improvements to the public right of ways including but not limited to a 
‘right turn in/right turn out only’ restriction at the garage entrance, a double gate system with a roll 
down gate located at the entrance and arms located at least 75 feet into the garage, card readers, and 
rapid gate system. The applicant will be required to participate, on a fair share basis, in intersection 
improvement projects at Front/Soquel, Front/Laurel and Pacific/Laurel and the applicant will be 
required to pay the full cost of signal revision at the Front/Metro/ project driveway intersection and 
will be required to complete such improvements as a part of the project.  Additionally, the applicant 
will be required to participate on a fair share basis in the construction of a two way left-turn lane on 
Front Street.  
 
Additional public improvement requirements include the improvement of the Riverwalk from 
Soquel Ave. through the project site and would include a new substantial asphalt concrete pathway 
section, widening of the Riverwalk pathway to 12 feet, a concrete parking pad for the service truck 
that will maintain the on-site private storm water system, and improved green bike lane striping 
across the two driveways.  
 
The project will also be required to provide a Transportation Demand Management Program (TDM) 
to achieve reduced vehicle miles travelled consistent with Climate Action Plan and General Plan 
goals and objectives, including but not limited to:  

• Provide at least one parking space for, and subsidizing if necessary, a car share program 
(i.e. zip car) in the publically accessible portion of the parking facility. If unable to 
secure a partnership with a car share program, this space shall be marked for carpool 
vehicles. 

• Provide information to all residents to enroll in the Cruz511 commute management 
platform and provide city-provided alternative commute information to all residents.  
Require all non-residential uses to enroll in Cruz511/GO Santa Cruz TDM program. 
And provide GO Santa Cruz brochures to all new employees.  

• Enter in to a contract agreement with METRO to provide reimbursable transit passes to 
all residents. For this option, the applicant is required to work with the Santa Cruz 
METRO to develop a reimbursable pass program. Desired program parameters 
include distribution of transit passes to all residents of the project, where project will 
reimburse METRO on a monthly/quarterly basis for all rides used. Final agreement 
will be between project sponsor and METRO and the city would receive annual 
reports of total ridership. 

 

25



AGENDA REPORT 
PC Meeting of September 3, 2020 
SUBJECT: Front St Riverfront Building – CP18-0153 
Page 23 of 31 
 

P:\_Public\PACKETS\2020\PC\09-03-20\Front Riverfront\Front Riverfront CP15-0153 PC Staff Report.doc 
         

In additional to the above improvements, programs, and fees, the applicant will be required to pay 
Traffic Impact Fees (TIF) unless phased or deferred payment terms are approved by the Planning 
and Public Works’ Directors.  The Traffic Impact Fee is calculated by the Public Works 
Department prior to building permit issuance and is currently estimated at $254,000. 
 
Bike Circulation 
As described throughout the report, the project includes two pedestrian passageways that connect 
Front Street to the Riverwalk. One pedestrian passageway is located at the terminus of Cathcart 
Street and is 60 feet wide and the other is located at the approximate location of the terminus of 
the future extension of Elm Street and is 30 feet wide. Both passageways are designed with a 
stairway, however, bike access is provided with a bike rail and alternative public access to the 
Riverwalk is provided in an adjacent elevator at the interior of the building. If both the bike rail 
and elevator do not provide feasible access, the Riverwalk is also accessible at the Laurel Street 
bridge and the Soquel Avenue bridge, which are located at either end of the block. The bike rail 
is consistent with policy SRFA-2 in the San Lorenzo Urban River Plan (SLURP) which requires 
new development projects to incorporate pedestrian and/or bike connections between Front 
Street and the Riverwalk at appropriate locations such as the extensions of Maple Street and Elm 
Street.   
 
Coastal Permit 
The primary purpose of the Coastal Permit is to ensure that projects are consistent with the Local 
Coastal Plan policies as they relate to public access and maintaining natural resources and public 
views of the sea. The project site is located within the Downtown Plan area between Front Street 
and the San Lorenzo River. The south portion of the project site is located within the Coastal 
Zone and within the mapped appealable area. The building is proposed to be 77’9” tall and will 
be visible from the San Lorenzo River but will not likely be visible from the beach or the trestle 
at the river mouth. The public view from the San Lorenzo River levee is identified as a 
significant urban viewshed in the General Plan and the project will not impact the views of the 
river or the coast from the Riverwalk. The levee blocks the view of the river from the downtown 
area, therefore, the building will not impact existing views of the review from downtown.  The 
development is anticipated in the Downtown Plan as infill development in an urban area and will 
meet the goals and policies in the Downtown Plan that encourage the development of upper floor 
residences to take advantage of river viewsheds and ground floor commercial uses that provide 
connectively between the downtown core, Front Street, and the river. The project will enhance 
visibility of and access to the river by creating attractive and active pedestrian paseos that lead to 
the levee level, and it will significantly expand the land area at the top of the levee and provide 
active uses along the levee, thereby improving the attractiveness of the area, increasing the 
number of eyes on the levee, enhancing safety on the levee, and encouraging more use of the 
levee trail along the river. 
 
The project site is currently developed and is located within a developed urban area. An 
Archaeological Report was submitted which indicates that there is a low potential for 
archaeological resources on the property; however, standard conditions of approval are included 
that require reporting to occur if resources are discovered during construction. The project site, 
including proposed areas of disturbance along the outer edge of the levee, does not contain 
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sensitive or protected habitat; however, conditions of approval are included to ensure compliance 
with General Plan Action NRC2.2.1 and associated Table 1, that require the applicant to 
undertake bird nesting surveys if construction, including tree removal, adjacent to the San 
Lorenzo River is scheduled to begin between February 1 and September 1 to determine if nesting 
birds are in the vicinity of the construction sites. The project would have no effect on wildlife 
movement.  
 
The project is consistent with several policies listed in the General Plan/Local Coastal Program 
1990-2005: 

• GOAL EQ 2: Protect water quality of ocean, watershed lands, surface waters and 
ground water recharge areas from sedimentation, pollution, and salt-water 
intrusion. 
The project is required to comply with the California Water Board Post Construction 
Stormwater Management Requirements (PCR’s) for the management of runoff and 
erosion control. The project will utilize a filter treatment unit and a bio-retention basin 
area to satisfy water quality and runoff treatment requirements.  

• GOAL EQ 5: Implement, to the greatest degree possible, transportation strategies 
that reduce the consumption of fossil fuels, and energy strategies that increase 
energy-efficiency and energy conservation in all sectors of energy usage and which 
increase the production and use of renewable energy sources within the City. 
The project site is located within a transit priority area where it is in close proximity to 
alternative forms of transportation such as the metro center and publically available rental 
bikes. The project site is also within walking and biking distance to commercial goods 
and services, employment opportunities, and recreational areas such as the beach, the 
boardwalk, the arena, the wharf and West Cliff Drive. The construction of residential 
units in a transit priority area will reduce the consumption of fossil fuels and encourage 
energy conservation by providing opportunities for reduced reliance on the automobile.   

• GOAL L2: Provide for a variety and balance of residential, commercial, and 
industrial land uses while protecting environmental resources and responding to 
changing community needs, interests, and development constraints. 
As described above, the project site is located within a transit priority area which will 
address a changing community interest to reduce car ownership. The project site is 
located adjacent to the San Lorenzo River and new residential units and commercial areas 
will face the river which will encourage increased maintenance of the river and adjacent 
habit which will benefit the environmental resource while providing much needed 
housing for a variety of income levels.  

• GOAL L3: Protect the quality of, and prevent significant new incursion of urban 
development into, areas designated as open space or agricultural lands and provide, 
when possible, permanent protection of these lands, recognizing their value in 
inhibiting urban sprawl and maintaining City identity, as a natural resource with 
significant biotic resources and/or their potential for providing scenic, recreational 
and educational enjoyment. 
The project will be located adjacent to the Riverwalk and the San Lorenzo River open 
space area and will only disturb the outer side of the levee and not the riparian habitat 
inside the river channel. The project will increase the width of the Riverwalk in the 
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project location to create additional, publically accessible open space area to enhance the 
river as a natural resource for scenic, recreational, and educational enjoyment. The 
project site is located in the downtown area which is a developed urban area, therefore 
the project will not contribute to urban sprawl or the degradation or minimization of open 
space area or agricultural lands.   

• GOAL L4: Plan community facilities and services to serve the projected population, 
allowing development only when adequate facilities and services are provided and 
are available to serve it. 
While there are no community facilities proposed, the project does include the 
establishment of additional, publically-accessible, open space area at the Riverwalk to 
serve the community and all services and utilities are available to serve the development.  

• GOAL L5: Develop compatible relationships between land-use and circulation 
patterns and encourage land use patterns that encourage an efficient transportation 
system and discourage urban sprawl and excessive dependence on the automobile. 
The project site is located in the downtown area which provides many opportunities for 
alternative transportation including walking/biking, the use of electric rental bikes, the 
use of public transportation, and the Riverwalk. The project will be in close proximity to 
commercial goods and services, employment uses, and recreational areas and will 
encourage an efficient transportation system and will lessen dependence on the 
automobile.  

• GOAL CD2: Protect and enhance the City's natural setting and scenic resources. 
The project will protect and enhance the City’s natural setting and scenic resources in that 
the project site is located in the downtown area which is a developed, urban area, and the 
project will not impact sensitive habitat associated with the river in that ground 
disturbance will only occur on the outside of the levee and not inside the river channel. 
The project will enhance the river as a scenic resource by expanding the area of the 
Riverwalk and by providing commercial uses and residential uses facing the river to 
activate the river for scenic, recreational, and educational enjoyment. The river is not 
currently visible from the downtown area due to the height of levee and the project will 
enhance this connectivity by providing two pedestrian pathways between Front Street and 
the Riverwalk.  

• GOAL C1: Develop a comprehensive, multi-modal circulation planning program 
that takes as its highest priority reduction of automobile trips by the creation of 
viable alternative transportation modes, effective transportation systems 
management programs, and integration of land-use and circulation planning. 
The project site is located in the downtown area which is a transit priority area and which 
provides many options for the use of alternative forms of transportation. Many 
commercial services, goods, employment uses, and recreational areas and amenities will 
be able to be accessed by foot or bike. Conditions of approval require the applicant to 
prepare a Transportation Demand Management Program to achieve reduced vehicle miles 
travelled consistent with Climate Action Plan and General Plan goals and objectives.  

• GOAL C2: Develop and promote pedestrian travel as a viable transportation mode 
by developing and maintaining a safe, comprehensive, convenient, accessible and 
aesthetically pleasing pedestrian system. 
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As described above, the project will promote pedestrian travel as a viable transportation 
mode in that the project site is located across Front Street from the metro center and the 
downtown commercial core and the beach recreational areas are within walking and 
biking distance of the development. The Riverwalk is located along the scenic river and 
provides access between Highway 1 and the coast. 

• GOAL ED4: Promote revitalization of the Downtown Central Business District as 
the City's center for commerce, office, culture, entertainment restaurant activity, 
and mixed use residential. 
The development will add 175 residential units to the downtown area which will support 
businesses in the downtown vicinity and the new building will provide new commercial 
spaces on the ground floor and facing the river to support an extension of the downtown 
core to Front Street and the Riverwalk.   

• GOAL PR2: Ensure that adequate types, numbers and distribution of recreational 
facilities are available to residents of Santa Cruz. 
The project site is surrounded by recreational activities that are within walking and biking 
distance and the development itself provides additional expanded outdoor, publically-
accessible open space area at the Riverwalk.  
 

Flood Zone Development 
The site is in FEMA Flood Zone A99, which is an area with a one-percent annual chance of 
flooding that will be protected by a federal flood control system where construction has reached 
specified legal requirements. The City of Santa Cruz has worked to improve the flood capacity of 
the San Lorenzo River levees over the past twenty years. In 2002, FEMA re-designated much of 
the downtown and beach area from A-11 to the A-99 Flood Zone designation in recognition of 
the significant flood improvements resulting from the San Lorenzo River Flood Control and 
Environmental Restoration Project. As reported in the General Plan EIR, the project increased 
the height of the river levees and rehabilitated the three downtown bridges (over the San Lorenzo 
River) to increase flood flow capacity. Under the A-99 designation, new buildings and 
improvements are not mandated to meet FEMA flood construction requirements.  
 
Health in All Policies (HiAP)   
HiAP is a collaborative approach to improving the health of all people by incorporating health 
considerations into decision-making across sectors and policy areas.  HiAP is based on 3 pillars: 
equity, public health, and sustainability. The goal of HiAP is to ensure that all decision-makers 
are informed about the health, equity, and sustainability impacts of various policy options during 
the policy development process.  The project location encourages a sustainable and healthy 
lifestyle given the project’s bikable/walkable nature due to its close proximity to commercial 
uses downtown and recreational amenities in the beach area. The site is also across the street 
from the Metro Station thereby further promoting sustainable transportation use by residents.  
The project will provide a variety of housing types (studios, one bedroom, and two bedroom 
units) at a variety of rental or ownership costs, including units available to low income and very 
low income households. The project is consistent with the HIAP directive, for the reasons 
described above regarding efficient use of land, healthy mobility options, and social diversity. 
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ENVIRONMENTAL REVIEW 
 
An environmental checklist was prepared for the proposed project in support of the EIR Notice of 
Preparation (NOP). The purpose of the checklist was to evaluate the impact categories covered in the 
City’s certified Downtown Plan Amendments EIR and General Plan 2030 EIR to determine whether 
the project’s impacts had been adequately analyzed in previous EIRs pursuant to CEQA or whether 
any new significant impacts peculiar to the project or project site would result. Where an impact 
resulting from the project was previously adequately analyzed, the review provides a cross-reference 
to the pages in the Downtown Plan Amendments EIR and/or General Plan EIR where information 
and analysis may be found relative to the environmental issue listed under each topic. The checklist 
also identifies whether the project involves new significant impacts or substantially more severe 
impacts than analyzed in the Downtown Plan Amendments EIR and/or General Plan EIR or new 
significant impacts not peculiar to the site or project. The checklist concluded that cultural resources 
(historical resources) and energy required additional analysis. As a result of the EIR scoping process, 
the City also chose to further analyze issues related to biological resources, geology/soils, and land 
use in the EIR. The EIR also evaluates topics required by CEQA and CEQA Guidelines for all EIRs, 
including growth inducement, project alternatives, and cumulative impacts. 
 
Pursuant to State CEQA Guidelines section 15121, an EIR is an informational document to 
inform public agency decision-makers and the public generally of the significant environmental 
effects of a project, identify possible ways to minimize the significant effects, and describe 
reasonable alternatives to the project. The public agency shall consider the information in the 
EIR along with other information which may be presented to the agency. While the information 
in the EIR does not control the ultimate decision about the project, the agency must consider the 
information in the EIR and respond to each significant effect identified in the EIR by making 
findings pursuant to Public Resources Code section 21081.  
 
Pursuant to CEQA (Public Resources Code section 21002), public agencies should not approve 
projects as proposed if there are feasible alternatives or feasible mitigation measures, which 
would substantially lessen the significant environmental effects of such projects. Pursuant to 
section 15021 of the State CEQA Guidelines, CEQA establishes a duty for public agencies to 
avoid or minimize environmental damage where feasible. According to the State CEQA 
Guidelines, “feasible” means capable of being accomplished in a successful manner within a 
reasonable period of time, taking into account economic, environmental, legal, social, and 
technological factors. This section further indicates that CEQA recognizes that in determining 
whether and how a project should be approved, a public agency has an obligation to balance a 
variety of public objectives, including economic, environmental, and social factors, and an 
agency shall prepare a “statement of overriding considerations” as to reflect the ultimate 
balancing of competing public objectives when the agency decides to approve a project that will 
cause one or more significant effects on the environment.  
 
The EIR concluded that significant and potentially significant environmental impacts resulting 
from the project can either be substantially lessened or avoided with implementation mitigation 
measures included in the EIR, except for impacts to historical resources which cannot be 
mitigated to a less-than-significant level and remains significant and unavoidable.  
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CEQA Guidelines require that an EIR describe and evaluate alternatives to the project that could 
eliminate significant adverse project impacts or reduce them to a less-than-significant level, and 
the EIR evaluated two alternatives in addition to the required No Project Alternative.  The three 
alternatives considered in the EIR are: 1) Partial Preservation – Incorporate facades into project 
design; 2) Relocation of Historic Buildings; and 3) The No Project Alternative – Required by 
CEQA. 

1) Partial Preservation 
This alternative involves the partial preservation of the existing historic buildings on the site 
through retention of the primary historic building facades and incorporating them into the 
new building. This alternative would involve the preservation of the primary street facades 
and the demolition of all secondary facades, structure, foundations, and roofs. The street 
facades would be disassembled in eight- to ten-foot-wide segments, stored at a different 
location, and re-assembled and incorporated into the Project after completion of subsurface 
work. As indicated above, it is not possible to retain the facades in place during construction. 
Under this alternative, there would be no change to the proposed Project uses and site layout, 
except the design would be altered to incorporate the building facades of the existing on-site 
historic buildings. Alternative 1 would retain a number of character-defining features of the 
historic resources, however, it would not retain the buildings’ character-defining massing or 
height as volumetric structures. Thus, the buildings’ significant architectural styles would be 
conveyed in the features of their facades, but their representation as whole buildings would 
be compromised. Furthermore, the massing, size, and scale of the new seven-story buildings 
to be constructed behind the historic primary façades would not be compatible with the one-
story historic resources, and the Project would not be in compliance with the Secretary of the 
Interior’s Standards for Rehabilitation. In addition, it would not be feasible to reconstruct the 
facades in the exact locations of the existing buildings without requiring a new opening to be 
provided in order to accommodate the mid-block passageway. Review by the Project 
structural engineer indicates that this process can be accomplished; however, the overall cost 
of the process is unknown, so it is difficult to fully assess the impact of that cost on the 
viability of the Project. However, since March 2020, the COVID 19 pandemic has resulted in 
a very substantial disruption of the economy and financial markets, and this economic 
disruption and ongoing uncertainty regarding the criteria for and availability of construction 
financing seem likely to persist for some time into the future. As a result, the costs for 
implementing Alternative 1 likely will have a greater negative impact on project feasibility 
than would have been likely under pre-COVID-19 conditions.  For these reasons, Alternative 
1 would at best only slightly lessen the significant impact of the Project. Under this 
alternative, the identified significant unavoidable impact related to historical resources would 
be slightly lessened but would not be reduced to a less-than-significant level and the project 
may not be financially viable under this alternative. 

 
2) Relocation of Historic Buildings 
Alternative 2 involves the relocation of the two historic buildings to a new site. Under this 
alternative, there would be no change to the proposed Project uses and site layout. Due to the 
nature of the historic buildings’ perimeter concrete and CMU walls on non-structural slabs 
on grade, this alternative would involve deconstruction followed by reconstruction. More 
specifically, it would involve vertical shoring and bracing of the structures’ roofs and walls; 
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removal of existing roofing material; salvaging the roof beams, trusses, and interior columns 
and supports; and disassembly of all perimeter walls into eight- to ten-foot sections. These 
materials would be delivered to a new site. Floor slabs, non-structural partition walls, and 
existing foundations would be demolished and recycled. New foundations and floor slabs 
would be built at the new site, and all salvaged elements would be reassembled. The 
buildings would be reconstructed as close to their original forms as possible, while upgrading 
the buildings to meet current building codes. The new location would need to be similar to 
the existing historic setting which is downtown Santa Cruz. There are no known vacant 
properties in the downtown area that are not part of a planned future development. Other 
properties in the vicinity of the Project site that are also located adjacent to the San Lorenzo 
River are currently developed and/or could be redeveloped in the future under the City’s 
adopted Downtown Plan. Therefore, it appears that there are no downtown sites that could 
accommodate relocation of the two structures. In addition, there are no other nearby sites 
owned by or potentially available to the applicant that could be used. Another key factor in 
determining the feasibility of relocation as a viable alternative is determining if the buildings 
can be physically moved, the process of which is described above. While this option is 
theoretically possible, review by the project structural engineer concluded that it may not be 
economically or logistically feasible due to the nature of the existing structures (size, material 
used, and type of construction). Preliminary estimates to disassemble, move, re-assemble, 
and bring to near current standard will be an eight-figure cost, excluding the cost of land 
acquisition. In addition, since March 2020, the COVID 19 pandemic has resulted in a very 
substantial disruption of the economy and financial markets, and this economic disruption 
and ongoing uncertainty regarding the criteria for and availability of construction financing 
seem likely to persist for some time into the future. As a result, the significantly higher costs 
to implement Alternative 2, even assuming an acceptable alternative site were available, are 
likely to have an even greater impact on project feasibility than would have been likely under 
pre-COVID-19 conditions. Under this alternative, the identified significant unavoidable 
impact related to historical resources would be substantially lessened and potentially reduced 
to a less-than-significant impact if the relocated structure could comply with the Secretary of 
Interior Standards for Reconstruction, and if not, the impact would not be reduced to a less-
than-significant level. Additionally, the project may not be financially viable under this 
alternative. 
 
3) No Project Alternative 
Section 15126.6(e) of the State CEQA Guidelines requires that the impacts of a “no project” 
alternative be evaluated in comparison to the proposed project. Section 15126(e) also 
requires that the No Project Alternative discuss the existing conditions that were in effect at 
the time the Notice of Preparation was published, as well as what would be reasonably 
expected to occur in the foreseeable future if the project were not approved, based on current 
plans and consistent with available infrastructure and community services. For the purpose of 
the Alternatives discussion, the No Project Alternative assumes that in the foreseeable future, 
another project to redevelop the site could be proposed. However, it is noted that no 
redevelopment of the project site would be inconsistent with the General Plan and Downtown 
Plan forecasts and intentions for redevelopment of the site and project area. Given adopted 
City plans for the area, another development project may be proposed for the project site in 
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the future, although the type and amount of development that may be proposed is unknown at 
this time. 
 
The No Project Alternative would not result in construction of the proposed project and none 
of the impacts identified in the EIR would occur. No new significant impacts would occur 
under this alternative. Since redevelopment of the downtown area, including the project 
properties, is encouraged in the City’s adopted Downtown Plan to provide additional 
residential uses, it is likely that some form of a mixed-used commercial-residential project 
would be proposed at some point in the future, although the type and timing of such a project 
are not known. However, some of the impacts identified in this EIR could result at some 
unknown time in the future and at an unknown magnitude depending on the development 
proposal. It is also noted that there are some public improvements and amenities proposed as 
part of the project that would not occur under the No Project Alternative, e.g., improved 
access to the Santa Cruz Riverwalk and an expanded outdoor river area.  Thus, the No 
Project Alternative would not accomplish goals set forth in the Downtown Plan regarding 
improvements along the Riverwalk, including improved access. 

 
In accordance with CEQA, it is recommended that despite the occurrence of significant 
unavoidable environmental effects associated with the project as mitigated, there exist certain 
overriding economic, social and other considerations for approving the project that outweigh the 
occurrence of the significant unavoidable impact to historical resources. These recommended 
findings are contained in the attached statement of overriding considerations.    
 
Applicable policies and mitigation measures from the General Plan 2030, General Plan 2030 
EIR, Downtown Plan, and Downtown Plan Amendments EIR have been incorporated into the 
project or are included as conditions of approval.  
 
The full Draft and Final Environmental Impact Report volumes, which together constitute the 
project EIR, are available for viewing on the City’s website at: www.cityofsantacruz.com/ceqa 
 
SUMMARY AND RECOMMENDATION 
 
The project will allow for the construction of a seven-story building with ground-floor 
commercial uses and 175 upper-level, residential units. The project will result in infill 
development within the downtown area and in close proximity to the metro station, commercial 
services, personal services, other employment uses, and recreational areas and amenities. The 
Downtown Plan specifically envisions the proposed development in the subject location and the 
development is consistent with the goals and policies provided in the Downtown Plan and the 
General Plan for the redevelopment of Front Street, for the connection between the Pacific 
Avenue commercial core and the Riverwalk, and for the revitalization of the river as a natural 
amenity. The design of the building is consistent with the design requirements in the Downtown 
Plan to separate building masses and to provide distinct designs that convey a grouping of 
buildings. The development has been redesigned to meet the recommendations of the Historic 
Preservation Commission by incorporating some of the details of the historic building facades 
into the front façade of the building. Staff recommends that the Planning Commission 

33

https://nam10.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.cityofsantacruz.com%2Fceqa&data=02%7C01%7Csstrelow%40dudek.com%7Cf6b481a96f144f9c964908d84a00f928%7C82b8a27d5b4c4dbeba360ee75edffcac%7C1%7C0%7C637340715366348603&sdata=YzFSGf1QRMtgmZr%2BIgvRHnftqA4un9eB6PJrwhQLj0k%3D&reserved=0


AGENDA REPORT 
PC Meeting of September 3, 2020 
SUBJECT: Front St Riverfront Building – CP18-0153 
Page 31 of 31 
 

P:\_Public\PACKETS\2020\PC\09-03-20\Front Riverfront\Front Riverfront CP15-0153 PC Staff Report.doc 
         

recommend that the City Council certify the Environmental Impact Report and recommend 
approval of the Nonresidential Demolition Authorization Permit, Design Permit, Tentative Map, 
Special Use Permit, Administrative Use Permit, Coastal Permit, Revocable License for an 
Outdoor Extension Areas, Heritage Tree Removal Permit, and Street Tree Removal for the 
proposed project based on the Findings below and the Conditions of Approval in Exhibit A.  

 
 
Submitted by: 
 
 
Samantha Haschert 
Principal Planner 
 

Approved by: 
 
 
Eric Marlatt 
Assistant Director 

 
Attachments: 
 

A. Draft City Council EIR Certification Resolution 
B. Draft City Council EIR Findings, MMRP, Statement of Overriding Considerations 
C. Draft City Council Zoning Permits and Conditions of Approval Resolution 
D. Project Plans, prepared by Humphreys and Partners Architects L.P, Architecture and 

Planning; Jon Worden, Architect; The Guzzardo Partnership Inc., Landscape Architect; 
and BKF Engineers, Civil Plans.  

E. Historic Preservation Commission Staff Report, dated 8/5/2020 
F. Stepback diagrams supporting Density Bonus waivers 
G. Public Comments (Additional public comments attached to the Historic Preservation 

Commission staff report) 
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RESOLUTION NO. NS-xx,xxx 
 
 

RESOLUTION OF THE CITY COUNCIL 
OF THE CITY OF SANTA CRUZ CERTIFYING THE FINAL 

ENVIRONMENTAL IMPACT REPORT FOR THE  
RIVERFRONT PROJECT 

 
 

WHEREAS, a Notice of Preparation ("NOP") of an Environmental Impact Report 
("EIR") for the Riverfront Project (the "Project") was issued by the Planning and Community 
Development Department of the City of Santa Cruz on November 20, 2019; and 

 
WHEREAS, an EIR Scoping Meeting was held on December 4, 2019 to receive 

comments regarding the scope of issues to be addressed in the EIR; and 
 

WHEREAS, a Draft Environmental Impact Report ("DEIR" or "Draft EIR") was prepared 
and issued for agency and public review and comment on May 11, 2020, for a 45-day review 
period that ended on June 24, 2020; and 

 
WHEREAS, seventeen (17) comment letters were received on the Draft EIR from private 

individuals as well as private and public entities; and 
 

WHEREAS, a Final Environmental Impact Report ("FEIR" or "Final EIR"), incorporating 
all comments received on the DEIR and responses to comments was issued on July 27, 2020; and 

 
WHEREAS, the complete Final EIR consists of the May 2020 Draft EIR, comments 

received on the document, and responses to comments contained in the July 2020 FEIR, 
modifications made to the text of the Draft EIR that are also included in the FEIR, appendices to 
the Draft and Final EIRs, and all documents and resources referenced and incorporated by 
reference in the EIR; and 

 
WHEREAS, the FEIR has been completed in compliance with the California 

Environmental Quality Act (CEQA), Public Resources Code Section 21000 et seq, the 
Guidelines for Implementation of the California Environmental Quality Act (14 Cal. Code Regs.
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RESOLUTION NO. NS-xx,xxx 
 
 
Section 15000 et seq.) (the "State CEQA Guidelines") and local procedures adopted pursuant 
thereto; and 

 
WHEREAS, the Historic Preservation Commission held a public hearing on the Project 

and the FEIR on August 5, 2020 and issued recommendations to the City Council; and 
 

WHEREAS, the Planning Commission held a public hearing on the Project and the FEIR 
on September 3, 2020 and issued recommendations to the City Council; and 

 

WHEREAS, the City Council considered the FEIR at a public meeting on ___ , 2020; 
 

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

 
 The City Council certifies that the Final EIR has been completed in compliance with 

CEQA, the State CEQA Guidelines and local procedures adopted pursuant thereto. 
 

 The City Council hereby finds that the Final EIR reflects the independent judgment and 
analysis of the City Council, as required by Public Resources Code Section 21082.1. 

 
 The City Council has independently reviewed and analyzed the Final EIR and considered 

the information contained therein and all comments, written and oral, received prior to 
adopting  this resolution. 

 
 The City Council therefore hereby certifies the Final Environmental Impact Report for the 

Project. 
 

PASSED AND ADOPTED this  day of  , 2020 by the following vote: 
 
AYES: 

 
NOES: 

 
ABSENT: 

 
DISQUALIFIED: 

 
APPROVED:    

Mayor 
 
ATTEST:    

City Clerk Administrator 
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RESOLUTION NO. NS-xx,xxx 
 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SANTA CRUZ ADOPTING 
FINDINGS OF FACT, A MITIGATION MONITORING AND REPORTING PROGRAM 

AND A STATEMENT OF OVERRIDING CONSIDERATIONS FOR THE 
RIVERFRONT PROJECT 

 
WHEREAS, a Notice of Preparation ("NOP") of an Environmental Impact Report 

("EIR") for the Riverfront Project (the "Project") was issued by the Planning and Community 
Development Department of the City of Santa Cruz on November 20, 2019; and 

 
WHEREAS, an EIR Scoping Meeting was held on December 4, 2019 to receive 

comments regarding the scope of issues to be addressed in the EIR; and 
 

WHEREAS, a Draft Environmental Impact Report ("DEIR" or "Draft EIR") was 
prepared and issued for agency and public review and comment on May 11, 2020, for a 45-day 
review period that ended on June 24, 2020; and 

 
WHEREAS, seventeen (17) comment letters were received on the Draft EIR from private 

individuals as well as private and public entities; and 
 

WHEREAS, a Final Environmental Impact Report ("FEIR" or "Final EIR"), incorporating 
all comments received on the DEIR and responses to comments was issued on July 27, 2020; and 

 
WHEREAS, the FEIR has been completed in compliance with the California 

Environmental Quality Act (CEQA), Public Resources Code Section 21000 et seq, the 
Guidelines for Implementation of the California Resources Environmental Quality Act (14 Cal. 
Code Regs. Section 15000 et seq.) (the "State CEQA Guidelines") and local procedures adopted 
pursuant thereto; and 

 
WHEREAS, the Historic Preservation Commission held a public hearing on the Project 

and the FEIR on August 5, 2020 and issued recommendations to the City Council; and 
 

WHEREAS, the Planning Commission held a public hearing on the Project and the FEIR 
on September 3, 2020 and issued recommendations to the City Council; and 

 

WHEREAS, on _________, 2020, the City Council in Resolution No.     
certified the FEIR for the Project; and 
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WHEREAS, the complete Final EIR consists of the May 2020 Draft EIR, comments 
received on the document, and responses to comments contained in the July 2020 FEIR, 
modifications made to the text of the Draft EIR that are also included in the FEIR, appendices to 
the Draft and Final EIRs, and all documents and resources referenced and incorporated by 
reference in the EIR; and 

 
WHEREAS, the Final EIR identified certain significant and potentially significant 

adverse effects on the environment, including cumulative impacts to which the Project would 
make a cumulatively considerable contribution; and 

 
WHEREAS, the Final EIR outlined various mitigation measures that would substantially 

lessen or avoid the Project's significant effects on the environment, as well as a reasonable range 
of feasible alternatives, which would provide some environmental advantages over the Project; 
and 

 
WHEREAS, the City of Santa Cruz is required, pursuant to CEQA, to adopt all feasible 

mitigation measures or feasible Project alternatives that can substantially lessen or avoid any 
significant environmental effects of a proposed Project; and 

 
WHEREAS, Public Resources Code Section 21081, subdivision (a), requires a public 

agency, before approving a Project for which an EIR has been prepared and certified, to adopt 
findings specifying whether mitigation measures and, in some instances, alternatives discussed in 
the EIR, have been adopted or rejected as infeasible; and 

 
WHEREAS, Sections I through X of Exhibit A to this Resolution is a set of Findings of 

Fact prepared in order to satisfy the requirements of Public Resources Code section 21081, 
subdivision (a); and 

 
WHEREAS, as the Findings of Fact explain, the City Council, reflecting the advice of 

City and Agency Staff, the Planning Commission, and extensive input from the community, has 
expressed its intention to approve the proposed Project in spite of its significant environmental 
impacts; and 

 
WHEREAS, in taking this course, the City Council has acted consistently with the CEQA 

mandate to look to feasible Project mitigations and/or alternatives as a means of substantially 
lessening or avoiding the environmental effects of the Project as proposed; and 

 
WHEREAS, some of the significant and potentially significant environmental effects 

associated with the Project, as approved, can either be substantially lessened or avoided through 
the inclusion of mitigation measures proposed in the Final EIR; and 

 
WHEREAS, the City Council in approving the Project as proposed intends to adopt all 

mitigation measures set forth in the Findings of Fact; and 
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WHEREAS, those significant effects that cannot be avoided or substantially lessened by 
the adoption of feasible mitigation measures will necessarily remain significant and unavoidable; 
and 

 
WHEREAS, the City Council has determined, based on the reasons and substantial 

evidence set forth in the Findings of Fact, that none of the alternatives addressed in the Final EIR 
are feasible and environmentally superior to the Project, except that Alternative 1, is the 
designated environmentally superior alternative as determined under CEQA, but it is not feasible 
based on the Findings set forth below; and 

 
WHEREAS, Public Resources Code Section 21081, subdivision (b), and CEQA 

Guidelines section 15093 require the Agency to adopt a "Statement of Overriding 
Considerations" before approving a project with significant unavoidable environmental effects; 
and 

 
WHEREAS, the City Council desires, in accordance with CEQA, to declare that, despite 

the occurrence of significant unavoidable environmental effects associated with the Project as 
mitigated and adopted, there exist certain overriding economic, social and other considerations 
for approving the Project that the City Council, in its legislative capacity, believes justify the 
occurrence or potential occurrence of those impacts and render them acceptable; and 

 
WHEREAS, Section IX of Exhibit A attached hereto is a Statement of Overriding 

Considerations specifying the economic, social and other benefits that render acceptable the 
significant unavoidable environmental effects associated with the mitigated Project; and 

 
WHEREAS, the City Council recognizes the City’s obligation, pursuant to Public 

Resources Code Section 21081.6, subdivision (a), to ensure the monitoring of all adopted 
mitigation measures necessary to substantially lessen or avoid the significant effects of the 
Project; and 

 
WHEREAS, Exhibit B to this Resolution is the Mitigation Monitoring and Reporting 

Plan prepared in order to comply with § 21081.6, subdivision (a); 
 

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

 
In approving this Resolution, the City Council adopts Sections I through VII of Exhibit A 
attached hereto in order to satisfy its obligations under Public Resources Code sections 21002 
and 21081, subdivision (a); 

 
In approving this Resolution, the City of Santa Cruz adopts Section IX of Exhibit A attached 
hereto in order to satisfy its obligations under Public Resources Code Sections 21081, 
subdivision (b), and CEQA Guidelines section 15093; 
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In approving this Resolution, City Council adopts Exhibit B attached hereto in order to satisfy its 
obligations under Public Resources Code Section 21081.6, subdivision (a); and 

 
The City Council hereby approves the Project and directs City Staff to file with the County Clerk 
and the Office of Planning and Research in Sacramento a Notice of Determination commencing 
the 30-day statute of limitations for any legal challenge to the Project based on alleged non- 
compliance with CEQA. 

 
PASSED AND ADOPTED this  day of  2020 by the following vote: 

 
AYES: 

 
NOES: 

 
ABSENT: 

 
DISQUALIFIED: 

 
APPROVED:    

Mayor 
 
ATTEST:    

City Clerk Administrator 
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for the 
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August __, 2020
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City of Santa Cruz  CEQA Findings of Fact and 
Riverfront Project Page 1 Statement of Overriding Considerations 

 
I. 

INTRODUCTION 
 
The City of Santa Cruz (“City”), as lead agency, prepared an Environmental Impact Report 
(“EIR”) for the Riverfront Project (“the Project”).  In its entirety, the EIR consists of the May 
2020 Draft EIR (“Draft EIR” or “DEIR”) and the July 2020 Final EIR (“Final EIR” or “FEIR”).  
The EIR is a project-level EIR pursuant to Section 15161 of the State “CEQA Guidelines” (Cal. 
Code Regs., tit. 14, § 15000 et seq.). The project consists of demolition of existing commercial 
buildings and construction of a mixed-use building with 175 residential condominium units and 
11,498 square feet of commercial space. (DEIR, p. 1-2.) 
 
These findings, as well as the accompanying statement of overriding considerations in Section 
IX, infra, have been prepared in accordance with the California Environmental Quality Act 
(“CEQA”) (Pub. Resources Code, § 21000 et seq.) and its implementing guidelines, the CEQA 
Guidelines (Cal. Code Regs., tit. 14, § 15000 et seq.), and the City of Santa Cruz CEQA 
Guidelines.  The FEIR is hereby incorporated by reference to this resolution and this attachment. 
 
 

II. 
PROJECT DESCRIPTION 

 
A.  Location 
 
The City of Santa Cruz is located along the northern shore of Monterey Bay, approximately 75 
miles south of San Francisco, 25 miles south of San Jose and 40 miles north of Monterey (see 
Figure 1-1 in DEIR). The Project site is located in the developed downtown area of the City. The 
approximately 0.98-acre (42,684-square-foot) Project site encompasses five parcels along Front 
Street and adjacent to the San Lorenzo River levee, at 418, 428, 440, 504, and 508 Front Street 
(APNs 005-151-39, -22, -30, -31, -50). The Project site also includes approximately 15,500 
square feet of City owned property on the landward side of the San Lorenzo River levee. The 
Project site is partially located within the coastal zone and is located approximately 0.6 miles 
north of the Monterey Bay. The Project site is shown on Figure 1-2 in the DEIR. The portion of 
the Project site located in the coastal zone is shown on Figure 2-1 in the DEIR. 
 
The Project site is bounded by a parking lot/business just north of Cathcart Street on the north, 
the Santa Cruz Riverwalk/San Lorenzo River on the east, a commercial building operating as the 
Santa Cruz Fellowship Hall on the south, and Front Street on the west. The site currently 
contains three one-story commercial buildings and at-grade, paved parking lots with associated 
areas of landscaping. Existing uses on the Project site include a mix of restaurant and service 
commercial uses and parking lots, including the non-profit movement arts center, The 418 
Project. The existing building square footage totals approximately 20,820 square feet, and the 
existing parking lot totals approximately 21,750 square feet. (DEIR, p. 3-1.) 
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B. Overview 
 
The Riverfront Project consists of demolition of existing commercial buildings and the 
construction of a seven-story, mixed-use building with 175 residential condominium units and 
11,498 square feet of ground floor and levee-front commercial space. A total of 20 residential 
units would be designated as affordable housing, with 15 units for very-low-income households 
and 5 units for low-income households. The Project applicant is seeking a 35-percent density 
bonus pursuant to state and local law (Government Code Section 65915 and City of Santa Cruz 
Municipal Code Chapter 24.16, Part 3). Access, parking and levee improvements are proposed. 
(DEIR, p. 3-4.) 
 
C.  Project Objectives 
 
The objectives of the proposed Project provided by the City are as follows; those provided by the 
Applicant are identified as such: 

 
1. Develop a mixed-used commercial-residential project that supports the following First 

Principles of the Downtown Plan: 
a) Form and Character. Construct new buildings with individual character and 

architectural articulation. 
b) Building Height. Develop a project with buildings that meet the criteria for 

additional height as the 2017 Downtown Plan update recognizes that taller 
buildings contribute greatly to the architectural fabric of the City and can provide 
significant opportunities to plan for environmentally sound infill development 
without damaging the character of the City. 

c) Housing. Provide a significant new housing opportunity along the San Lorenzo 
riverfront, north of Laurel and adjacent to regional transit center.  

d) Accessibility. Develop a project that aesthetically integrates access to the site, the 
San Lorenzo River, and downtown. 

e) Open Space and Streetscape. Develop a project that creates public plazas in the 
form of two pedestrian passageways and open space areas along the riverfront to 
contribute to a socially active and pedestrian-oriented downtown.  

f) Circulation. Construct a housing project in the downtown area that includes 
project improvements such as increased sidewalk width and pedestrian 
passageways between the downtown and the Riverwalk in support of a primarily 
pedestrian-oriented downtown, and that places residents in close proximity to 
employment opportunities, goods, and services to encourage pedestrian, bicycle, 
and transit movement. 
 

2. Support the goals of the City of Santa Cruz 2015-2023 Housing Element by: 
a) Developing a project that provides diversity in housing types and affordability 

levels to accommodate present and future housing needs of Santa Cruz residents.  
b) Developing a project that provides a greater level of affordability than that which 

is required by the City’s Inclusionary Ordinance by utilizing the state Density 
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Bonus Law to feasibly maximize the number of affordable units that can be 
approved. (Applicant Objective)   

c) Construct a project that will contribute to the City’s housing needs while 
promoting an environmentally sustainable, compact community within the 
Downtown area. (Applicant Objective) 

 
3. Provide a mixed-use, transit-priority, pedestrian-oriented project that supports the 

regional Sustainable Communities Strategies and other City and statewide goals and 
actions to reduce greenhouse gas emissions and respond to global warming and climate 
change. 
 

4. In support of San Lorenzo Urban River Plan and Local Coastal Program policies, provide 
a new development that incorporates design features that encourage active engagement 
with the Riverwalk, including filling the area adjacent to the Riverwalk with landscaping, 
providing direct physical access to the Riverwalk, including appropriate active 
commercial and/or residential uses adjacent to the Riverwalk. 
 

5. Construct a project that incorporates pedestrian and/or bicycle connections between Front 
Street, the Riverwalk, Cathcart Street, and the future extension of Elm Street. (Applicant 
Objective) 
 

6. Provide new and improved public access to the San Lorenzo River through provision of 
attractive connections to the San Lorenzo River with the development of key east-west 
public passageways between Front Street and the Riverwalk and a second pedestrian 
passageway south of the Cathcart Street passageway, consistent with Section 30211 of 
the Coastal Act, the Downtown Plan, and the San Lorenzo Urban River Plan.  
  

7. Construct a mixed use project that includes wide breaks between buildings to reduce 
building mass and to retain views to the river levee from Pacific Avenue.  

 
8. Develop a project adjacent to the Riverwalk that is designed to prevent impacts to the 

adjacent sensitive San Lorenzo River and that will result in clean-up of degraded areas 
along the back of the levee and so promote public health and safety. 
 

9. Provide greatly enhanced public access to the San Lorenzo River through provision of a 
new landscaped terrace that provides an amenity and contributes to the open space 
character and safety along the Riverwalk.  
 

10. Maintain a financially viable project design through the administrative review and 
approval process to help assure that the project will be constructed. (Applicant Objective). 
(DEIR, pp. 3-2 to 3-4.) 

 
Based on its own review of the EIR and other information and testimony received in connection 
with the project, the City Council finds these objectives to be acceptable.  In choosing to approve 
the project, the City thus accords these objectives significant weight in considering the feasibility 
of alternatives analyzed in the EIR, and in invoking overriding considerations in approving the 
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project.  (See California Native Plant Society v. City of Santa Cruz (2009) 177 Cal.App.4th 957, 
1001–1002 (CNPS); Sierra Club v. County of Napa (2004) 121 Cal.App.4th 1490, 1507–1508; 
Sequoyah Hills Homeowners Assn. v. City of Oakland (1993) 23 Cal.App.4th 704, 715 
(Sequoyah Hills).) 
 
D.  Project Description 
 
The proposed Project consists of construction of a seven-story, mixed-use project with 
residential and commercial uses. The new mixed-use building would be approximately 188,692 
gross square feet (GSF). The Project would consist of three buildings, including a parking garage 
with two levels of parking (one partially below ground and one at grade with Front Street), eight 
ground-floor commercial units (five on Level 1 along Front Street and three on Level 2 along the 
Riverwalk) totaling approximately 11,498 square feet, and 175 residential condominium units on 
the upper six floors. The Project’s floor area ratio (FAR) would be 4.4, which is within the 
allowed FAR for the RVC land use designation established in the General Plan, which allows a 
FAR of up to 5 in the downtown area. 
 
The proposed residential units include 53 studios, 89 one-bedroom units, and 33 two-bedroom 
units (approximately 118,285 square feet) on levels two through seven. In addition, the new 
buildings would include 2,489 square feet of amenity space for residents, such as a lounge, game 
room, and fitness space; 2,489 square feet of private rooftop outdoor space for the residential 
units; and 1,568 square feet of lobby space.  
 
The three buildings would be arranged on the site from north to south and would be separated by 
two pedestrian passageways, providing two publicly accessible connections and plazas adjacent 
to the Riverwalk with about 15,493 square feet of new public space. The upper floors include 
“stepbacks” from the street and upper level outdoor deck for the residents. Conceptual Project 
building elevations that show a conceptual design are provided on Figures 3-2A and 3-2B of the 
DEIR. 
 
The proposed building height is 81 feet with six stories above the ground floor. Per the 
Downtown Plan, a project that is located within Additional Height Zone B, is located on a parcel 
greater than 15,000 square feet and is eligible for a density bonus, is also eligible for additional 
height up to 70 feet and a maximum of five floors above commercial. The Project meets these 
requirements for additional height, and the additional 11 feet in height is requested as part of a 
proposed density bonus as explained in the DEIR. 
(DEIR, p. 3-4 through 3-5.) 

 
 

III. 
ENVIRONMENTAL REVIEW PROCESS 

 
In accordance with section 15082 of the CEQA Guidelines, the City issued a Notice of 
Preparation (“NOP”) of a Draft EIR on November 20, 2019.  Pursuant to CEQA Guidelines 
sections 15023, subdivision (c), and 15087, subdivision (f), the State Clearinghouse in the Office 
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of Planning and Research was responsible for distributing environmental documents to State 
agencies, departments, boards, and commissions for review and comment.  The City followed 
required procedures with regard to distribution of the appropriate notices and environmental 
documents to the State Clearinghouse.  The State Clearinghouse made that information available 
to interested agencies for review and comment.  The NOP was circulated for a 30-day review 
period on November 20, 2019.  Additionally, one EIR Scoping Meeting was held on December 
4, 2019 to receive comments regarding the scope of issues to be addressed in the EIR.  The NOP 
and all comments received on the NOP are presented in Appendix A of the Draft EIR.  (DEIR, p. 
1-7.) 
 
The EIR includes an analysis of the following issue areas: 

 Biological Resources 
 Cultural and Tribal Cultural Resources 
 Geology and Soils 
 Energy Conservation 
 Land Use 
 CEQA-Required Sections: Significant Unavoidable Impacts, Significant Irreversible 

Changes, Growth Inducement, Cumulative Impacts, and Alternatives 
 
On May 11, 2020, the City released the Draft EIR to public agencies, other interested parties, the 
general public, and the State Clearinghouse for a 45-day public review period that ended on June 
24, 2020.  (DEIR, p. 1-7.)  The Final EIR was published on July 27, 2020. The Historic 
Preservation Commission held a public hearing on the historic alteration permit on August 5, 
2020. The Planning Commission held a public hearing on the project and Final EIR on ______, 
2020. The City Council held a public hearing on the project and Final EIR on ________, 2020.  
 
 

IV. 
RECORD OF PROCEEDINGS 

 
In accordance with Public Resources Code section 21167.6, subdivision (e), the record of 
proceedings for the City’s decision on the project includes the following documents: 
 
The NOP (November 2019), including related comments from agencies, organizations and 
individuals, and all other public notices issued by the City in conjunction with the project; 

 
The Draft EIR for the project (May 2020) and all appendices, as well as all documents cited or 
referenced therein; 
 
The Final EIR for the project (July 2020) and all appendices, as well as all documents cited or 
referenced therein; 
 
Any minutes and/or verbatim transcripts of all information sessions, public meetings, and public 
hearings held by the City in connection with the project; 
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Any documentary or other evidence submitted to the City at such information sessions, public 
meetings, and public hearings; 
 
Any and all resolutions adopted by the City regarding the project, and all staff reports, analyses, 
and summaries related to the adoption of those resolutions; 
 
Matters of common knowledge to the City, including, but not limited to federal, state, and local 
laws and regulations; 
 
Any documents expressly cited in the Draft and Final EIRs and these findings, in addition to 
those cited above; and 
 
Any other materials required for the record of proceedings by Public Resources Code section 
21167.6, subdivision (e). 
 
The City Council has relied on all of the documents listed above in reaching its decision on the 
project, even if not every document was formally presented to the City Council or City Staff as 
part of the City files generated in connection with the project.  Without exception, any 
documents set forth above not found in the project files fall into one of two categories.  Many of 
them reflect prior planning or legislative decisions of which the City Council was aware in 
approving the General Plan 2030 project.  (See City of Santa Cruz v. Local Agency Formation 
Commission (1978) 76 Cal.App.3d 381, 391–392; Dominey v. Department of Personnel 
Administration (1988) 205 Cal.App.3d 729, 738, fn. 6.) Other documents informed the experts 
who provided advice to City Staff or consultants, who then provided advice to the City Council. 
For that reason, such documents form part of the underlying factual basis for the City Council’s 
decisions relating to the adoption of the General Plan 2030. (See Pub. Resources Code, § 
21167.6(e)(10); Browning-Ferris Industries v. City Council of City of San Jose (1986) 181 
Cal.App.3d 852, 866; Stanislaus Audubon Society, Inc. v. County of Stanislaus (1995) 33 
Cal.App.4th 144, 153, 155.1 
 
The documents constituting the record of proceedings are available for review by responsible 
agencies and interested members by appointment at the City of Santa Cruz Planning and 
Community Development Department, 809 Center Street, Room 101, Santa Cruz, California 
95060. 
 

V. 
FINDINGS REQUIRED UNDER CEQA 

 
Public Resources Code section 21002 provides that “public agencies should not approve projects 
as proposed if there are feasible alternatives or feasible mitigation measures available which 
would substantially lessen the significant environmental effects of such projects[.]” The same 
statute provides that the procedures required by CEQA “are intended to assist public agencies in 
systematically identifying both the significant effects of projects and the feasible alternatives or 
feasible mitigation measures which will avoid or substantially lessen such significant effects.” 
Section 21002 goes on to provide that “in the event [that] specific economic, social, or other 
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conditions make infeasible such project alternatives or such mitigation measures, individual 
projects may be approved in spite of one or more significant effects thereof.” 
 
The mandate and principles announced in Public Resources Code section 21002 are 
implemented, in part, through the requirement that agencies must adopt findings before 
approving projects for which EIRs are required.  For each significant environmental effect 
identified in an EIR for a project, the approving agency must adopt a written finding reaching 
one or more of three permissible conclusions.  The first such finding is that changes or 
alterations have been required in, or incorporated into, the project which avoid or substantially 
lessen the significant environmental effect as identified in the final EIR.  The second permissible 
finding is that such changes or alterations are within the responsibility and jurisdiction of another 
public agency and not the agency making the finding. Such changes have been adopted by such 
other agency or can and should be adopted by such other agency.  The third potential conclusion 
is that specific economic, legal, social, technological, or other considerations, including 
provision of employment opportunities for highly trained workers, make infeasible the mitigation 
measures or project alternatives identified in the final EIR. (CEQA Guidelines, § 15091, subd. 
(a).) Under CEQA, “feasible” means capable of being accomplished in a successful manner 
within a reasonable period of time, taking into account economic, environmental, social, legal, 
and technological factors.  The concept of “feasibility” also encompasses the question of whether 
a particular alternative or mitigation measure promotes the underlying goals and objectives of a 
project. (Sequoyah Hills, supra, 23 Cal.App.4th at p. 715.) Moreover, “‘feasibility’ under CEQA 
encompasses ‘desirability’ to the extent that desirability is based on a reasonable balancing of the 
relevant economic, environmental, social, legal, and technological factors.” (City of Del Mar v. 
City of San Diego (1982) 133 Cal.App.3d 410, 417 (City of Del Mar); see also CNPS, supra, 177 
Cal.App.4th at pp. 1001–1002.) 
 
For purposes of these findings, the term “avoid” refers to the effectiveness of one or more 
mitigation measures to reduce an otherwise significant effect to a less than significant level. In 
contrast, the term “substantially lessen” refers to the effectiveness of such measure or measures 
to substantially reduce the severity of a significant effect, but not to reduce that effect to a less 
than significant level.  CEQA requires the lead agency to adopt feasible mitigation measures or, 
in some instances, feasible alternatives, to substantially lessen or avoid significant environmental 
impacts that would otherwise occur.   
 
With respect to a project for which significant impacts are not avoided or substantially lessened, 
a public agency, after adopting proper findings, may nevertheless approve the project if the 
agency first adopts a statement of overriding considerations setting forth the specific reasons that 
the agency found the project’s benefits outweigh its unavoidable adverse environmental effects.  
The City’s Statement of Overriding Considerations for the project is included herein in Section 
IX, infra. 
 

VI. 
MITIGATION MONITORING AND REPORTING PROGRAM 

 
A Mitigation Monitoring and Reporting Program (Exhibit B) has been prepared for the project, 
and will be approved by the City Council by the same Resolution that adopts these findings, if 
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the project is approved.  The City will use the Mitigation Monitoring and Reporting Program to 
track compliance with project mitigation measures.  The Mitigation Monitoring and Reporting 
Program will remain available for public review during the compliance period.  
 
 

VII. 
SIGNIFICANT EFFECTS AND MITIGATION MEASURES 

 
The Draft EIR identified significant environmental effects (or impacts) resulting from the 
implementation of the Riverfront Project. Some of these effects, however, cannot be avoided by 
the adoption of feasible mitigation measures or alternatives. Thus, these effects will be 
significant and unavoidable.  For reasons set forth in Section IX, infra, however, the City has 
determined that overriding considerations outweigh the significant, unavoidable effects 
associated with the Riverfront Project implementation.   
 
The City’s findings with respect to the project’s significant effects and mitigation measures are 
set forth below for each significant impact. The following statement of findings does not attempt 
to describe the full analysis of each environmental impact contained in the EIR.  Instead, it 
provides a summary description of each impact, describes the applicable mitigation measures 
identified in the Draft EIR or Final EIR and adopted by the City, and states the City’s findings on 
the significance of each impact after imposition of the adopted mitigation measures, 
accompanied by a brief explanation. Full explanations of these environmental findings and 
conclusions can be found in the Draft EIR and Final EIR. These findings hereby incorporate by 
reference the discussion and analysis in those documents supporting the Final EIR’s 
determinations regarding mitigation measures and the project’s impacts and mitigation measures 
designed to address those impacts. In making these findings, the City Council ratifies, adopts, 
and incorporates into these findings the analysis and explanation in the Draft EIR and Final EIR 
and ratifies, adopts, and incorporates in these findings the determinations and conclusions of the 
Draft EIR and Final EIR relating to environmental impacts and mitigation measures, except to 
the extent any such determinations and conclusions are specifically and expressly modified by 
these findings. 
 

Significant Impacts That Can Be Mitigated to a Less-Than-Significant Level 
 

A.  Biological Resources 
 

Impact BIO-4:- Indirect Impacts to Nesting Birds. Future development as a result of the 
proposed Downtown Plan amendments could result in disturbance to nesting birds if any 
are present in the vicinity of construction sites along the San Lorenzo River.  
 
The trees on and adjacent to the Project site provide potential nesting habitat for 
migratory birds; migratory birds are protected under the MBTA and California Fish and 
Game Code section 3503. The Project would require the removal of 25 trees on the 
Project site, river levee and along Front Street. Tree removal during the breeding season 
(generally March 1 to August 1) has the potential to destroy bird nests, eggs or chicks if 
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any are present during the removal. The Project would be subject to mitigation measures 
adopted with the Downtown Plan Amendments, which includes Mitigation Measure 4.3-3 
requiring a pre-construction nesting survey be conducted by a qualified wildlife biologist 
if construction, including tree removal, adjacent to the San Lorenzo River is scheduled to 
begin during the nesting season. If nesting is identified, construction would need to be 
delayed or a suitable construction buffer established in order to prevent disturbance to 
any nesting birds. Therefore, the Project would result in a less-than-significant impact 
with implementation of mitigation as required in the Downtown Plan Amendments EIR. 

 
Mitigation Measures. Implementation of Mitigation 4.3-3 identified in the Downtown 
Plan Amendments EIR will mitigate potential impacts of future development on 
biological resources (migratory birds and raptors) to a less-than-significant level. The 
measure has been revised as part of the Final EIR to reflect the nesting period for which 
pre-construction nesting surveys are required by the California Department of Fish and 
Wildlife in the Lake, Streambed Alteration Agreement with the City of Santa Cruz for 
maintenance activities along San Lorenzo River and other streams in the City. 

 
DPA Mitigation 4.3-3. Require that a pre-construction nesting survey be conducted 
by a qualified wildlife biologist if construction, including tree removal, adjacent 
to the San Lorenzo River is scheduled to begin between February 1 and 
September 1 to determine if nesting birds are in the vicinity of the construction 
sites. If nesting raptors or other nesting species protected under the MBTA are 
found, construction may need to be delayed until late-September or after the 
wildlife biologist has determined the nest is no longer in use or unless a suitable 
construction buffer zone can be identified by the biologist. (Citywide Creeks and 
Wetlands Management Plan Standard 12). 

 
FINDING:  The potentially significant impact of the Project on biological resources can 
be mitigated to a less-than-significant level by the imposition of DPA Mitigation 4.3-3, as 
revised in the FEIR, which has been required or incorporated into the project. The City 
hereby directs that this mitigation measure be adopted. Changes or alterations have been 
required in, or incorporated into, the Project which, avoid or substantially lessen the 
significant environmental effect as identified in the Final EIR. 

 
Significant Unavoidable Impacts 

 
B.  Cultural and Tribal Cultural Resources 
 

Impact CUL-1. Historical Resources. The proposed Project would cause a substantial 
adverse change in the significance of a historical resource due to demolition. This is a 
significant impact. 
 
The proposed Project would result in demolition of two existing structures that are 
considered historic resources due to listing in the City’s Historical Building Survey (428 
Front Street) and for eligibility for listing in the California Register of Historical 
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Resources (both buildings). Based on review of the 2009 DPR forms and additional 
research and site documentation by Page & Turnbull in 2016, the buildings at 418 and 
428 Front Street have been identified as buildings individually eligible for listing to the 
CRHR. As such, each building qualifies as an historical resource under CEQA. 
 
According to CEQA, a “project with an effect that may cause a substantial adverse 
change in the significance of an historic resource is a project that may have a significant 
effect on the environment.” Substantial adverse change is defined as: “physical 
demolition, destruction, relocation, or alteration of the resource or its immediate 
surroundings such that the significance of an historic resource would be materially 
impaired.” The significance of an historical resource is materially impaired when a 
project “demolishes or materially alters in an adverse manner those physical 
characteristics of an historical resource that convey its historical significance” and that 
justify or account for its inclusion in, or eligibility for inclusion in, the California 
Register. Thus, the proposed Project would result in a substantial adverse change in the 
significance of the CEQA historical resources, due to demolition of both buildings in 
order to construct the proposed Project. 
 
According to the State CEQA Guidelines section 15064.5(b)(3), generally, a project that 
follows the Secretary of the Interior’s Standards for the Treatment of Historic Properties 
with Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing Historic 
Buildings or the Secretary of the Interior’s Standards for Rehabilitation and Guidelines 
for Rehabilitating Historic Buildings (1995, Weeks and Grimmer), shall be considered as 
mitigated to a level of less than a significant impact on the historical resource. With 
designs that meet the Secretary of Interior’s Standards, any impacts would be considered 
less than significant. In the present case, the buildings would be completely demolished 
and would not be restored or rehabilitated. Discussion of potential alternatives to preserve 
or restore the buildings is presented in Chapter 6. 
 
Demolition of CEQA Historical Resources cannot be mitigated to a less-than-significant 
level, although mitigation measures can be required. Common mitigation measures for 
demolition consist of documentation of the resource, typically to the standards of the 
Historic American Buildings Survey (HABS) and/or interpretation that may include the 
installation of an interpretive display or video. Section 15126.4(b)(2) of the CEQA 
Guidelines is clear in this regard: “In some circumstances, documentation of an historical 
resource, by way of historic narrative, photographs or architectural drawings, as 
mitigation for the effects of demolition of the resource will not mitigate the effects to a 
point where clearly no significant effect on the environment would occur” (Page & 
Turnbull 2016). 

 
Mitigation Measures. Implementation of Mitigations CUL-1 and CUL-2 identified in the 
EIR would reduce the impact on historical resources, but not to a less-than-significant 
level; therefore, the impact would remain significant and unavoidable. 
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Mitigation CUL-1. Complete documentation of buildings at 418 and 428 Front 
Street prior to alteration or demolition in accordance with Historic American 
Buildings Survey (HABS) standards, which includes the following: 

• Project proponent shall work with a qualified architectural historian to 
prepare local-level HABS documentation, as detailed below.  HABS level 
photographs must be completed prior to demolition and construction of the 
Project. The full HABS documentation must be complete prior to 
completion of the proposed Project. Copies of the HABS shall be provided 
to local Santa Cruz repositories. 

• Measured Drawings: Select existing drawings, where available, should be 
reproduced on mylar. If existing historic drawings do not exist, a digital 
and hard copy set of measured drawings that depict the existing size, scale, 
and dimension of the subject property shall be produced. The measured 
drawing set shall include a site plan, sections, and other drawings as 
needed to depict existing conditions of the property. The scope of the 
drawing package will be reviewed and approved by local Planning 
Department staff prior to commencement of the task. All drawings shall be 
created according to the latest HABS Drawings Guidelines by the National 
Park Service. The measured drawings shall be produced by a qualified 
professional who meets the standards for architecture set forth by the 
Secretary of the Interior’s Professional Qualification Standards (36 Code 
of Federal Regulations, Part 61).  

• HABS-Level Photographs: Black and white large format negatives and 
prints of the interior, exterior, and setting of the subject property shall be 
produced. The photographs must adequately document the character-
defining features and setting of the historic resource. Planning Department 
staff will review and approve the scope (including views and number) of 
photographs required prior to the commencement of this task. All 
photography shall be conducted according to the latest HABS 
Photography Guidelines by the National Park Service. The photographs 
shall be produced by a qualified professional photographer with 
demonstrated experience in HABS photography.  

• HABS Historical Report: A written narrative historical report, per HABS 
Historic Report Guidelines, shall be produced. The report shall include 
historical information, including the physical history and historic context 
of the building, and an architectural description of the site setting, exterior, 
and interior of the building. The report shall be prepared by a qualified 
professional who meets the standards for history or architectural history 
set forth by the Secretary of the Interior’s Professional Qualification 
Standards (36 Code of Federal Regulations, Part 61). Archival copies of 
the drawings, photographs, and report shall be submitted to the Planning 
Department, and to repositories including but not limited to the San 
Francisco Public Library, Northwest Information Center, and California 
Historical Society. This mitigation measure would create a collection of 
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reference materials that would be available to the public and inform future 
research.  

 
Mitigation CUL-2. Prior to the start of Project construction and demolition, the 
Project proponent shall hire a qualified architectural historian to create an 
interpretative display plan that addresses the historical significance of the two 
historical buildings that are being demolished. The interpretative display must be 
located within the proposed Project boundary along a pedestrian walkway or 
attached to the new building so that it is visible to the general public. 
Interpretation typically involves development of interpretive displays about the 
history of the affected historical resources. These displays may include a high-
quality permanent digital interpretive website, or a temporary exhibition or 
interpretive display installed at a local cultural institution or publicly accessible 
location on or near the Project site. The interpretive displays illustrate the 
contextual history and the architecture of the buildings, and of the general 
building typology (e.g. Commercial Buildings Design in the Automobile Age), 
and shall include, but not be limited to, historic and contemporary photographs, 
narrative text, historic news articles and memorabilia, salvaged materials, and 
maps. 

 
FINDING:  The potentially significant impact of the Project on historical resources cannot 
be mitigated to a less-than-significant level despite the imposition of Mitigations CUL-1 
and CUL-2, which have been required or incorporated into the Project. The City hereby 
directs that this mitigation measure be adopted.  Specific economic, legal, social, 
technological, or other considerations make infeasible any additional mitigation measures 
or the project alternatives identified in the EIR that would avoid or reduce the significant 
impact on historical resources to a less-than-significant level.  

 
 

VIII. 
PROJECT ALTERNATIVES 

 
A.  Basis for Alternatives-Feasibility Analysis 
 
As noted earlier, Public Resources Code section 21002 provides that “public agencies should not 
approve projects as proposed if there are feasible alternatives or feasible mitigation measures 
available which would substantially lessen the significant environmental effects of such 
projects[.]”  Where a lead agency has determined that, even after the adoption of all feasible 
mitigation measures, a project as proposed will still cause one or more significant environmental 
effects that cannot be substantially lessened or avoided, the agency, prior to approving the 
project as mitigated, must first determine whether, with respect to such impacts, there remain any 
project alternatives that are both environmentally superior and feasible within the meaning of 
CEQA.  Although an EIR must evaluate this range of potentially feasible alternatives, an agency 
decision-making body may ultimately conclude that a potentially feasible alternative is actually 
infeasible.  (CNPS, supra, 177 Cal.App.4th at p. 981, 999.)  As explained earlier, grounds for 
such a conclusion might be the failure of an alternative to fully satisfy project objectives deemed 
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to be important by decision-makers, or the fact that an alternative fails to promote policy 
objectives of concern to such decision-makers. (Id. at pp. 992, 1000–1003.)  Alternatives may 
also be determined to be economically infeasible and can be rejected on that ground. (The 
Flanders Foundation v. City of Carmel-by-the-Sea (2012) 202 Cal.App.4th 603, 621–623.) Thus, 
even if a project alternative will avoid or substantially lessen any of the significant 
environmental effects of a proposed project as mitigated, the decision-makers may reject the 
alternative as infeasible for such reasons.   
 
Under CEQA Guidelines section 15126.6, the alternatives to be discussed in detail in an EIR 
should be able to “feasibly attain most of the basic objectives of the project[.]”  For this reason, 
the objectives described above in section II(C) of these findings provided the framework for 
defining possible alternatives.  Based on the objectives, the City developed two alternatives in 
addition to the No Project Alternative that were addressed in detail in the Draft EIR. 
 
Per CEQA Guidelines section 15126.6 and the project’s objectives, the following alternatives to 
the project were identified: 

• No Project – Required by CEQA 

• Alternative 1 – Partial Preservation – Incorporation of Building Facades into Project 

• Alternative 2 – Relocation of Historic Buildings 
 
The City Council finds that that a good faith effort was made to evaluate a range of potentially 
feasible alternatives in the EIR that are reasonable alternatives to the project and could feasibly 
obtain most of the basic objectives of the project, even when the alternatives might impede the 
attainment of the project’s objectives and might be more costly.  Alternatives were considered 
that would result in a substantial reduction or elimination of identified significant unavoidable 
historical resources impacts, as well as the one identified significant impact that could be 
reduced to a less-than-significant level with mitigation measures outlined in this EIR.  (DEIR, 
pp. 6-7 to 6-15.) 
 
1. Significant Unavoidable Impacts of the Project  

 
Approval of the project will result in the following significant unavoidable impact, which can be 
lessened, though not avoided or reduced to a less-than-significant level, through implementation 
of feasible mitigation measures adopted in connection with the project: 
 

Cultural and Tribal Cultural Resoures.  Historical resources as described in section VI(B) 
above. 
 
2. Scope of Necessary Findings and Considerations for Project Alternatives  

 
As noted above, these findings address whether the various alternatives substantially lessen or 
avoid any of the significant unavoidable impacts associated with the Riverfront Project and also 
consider the feasibility of each alternative.  Under CEQA, “[f]easible means capable of being 
accomplished in a successful manner within a reasonable period of time, taking into account 
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economic, environmental, legal, social, and technological factors.”  (CEQA Guidelines, § 
15364.)  As explained earlier, the concept of feasibility permits agency decision makers to 
consider the extent to which an alternative is able to meet some or all of a project’s objectives.  
In addition, the definition of feasibility encompasses “desirability” to the extent that an agency’s 
determination of infeasibility represents a reasonable balancing of competing economic, 
environmental, social, and technological factors supported by substantial evidence. 
 
B. Description of Project Alternatives and Determination of Feasibility  
 
Potential alternatives to the proposed Riverfront Project were evaluated with respect to the 
objectives of the project as discussed in Chapter 6, “Project Alternatives” of the Draft EIR and 
this section of the findings.  The Draft EIR identified and compared in detail the environmental 
effects of the No Project Alternative and two alternatives listed below with environmental 
impacts resulting from the project.  (See DEIR, pp. 6-7 through 6-15.)   
 
The range of alternatives selected by the City is reasonable given the proposed uses, identified 
significant impacts and project objectives. The No Project Alternative would avoid all impacts 
identified for the proposed Project. Of the other alternatives considered, both Alternatives 1 and 
2 would lessen the significant unavoidable historical resource impact than would occur with the 
proposed Project. Alternative 2 could potentially lessen the impact to a less-than-significant 
level, although there is the possibility that the reconstructed and rehabilitated historical buildings 
under this alternative may not meet the Secretary of Interior Standards for Reconstruction, and 
therefore, the impact may remain significant and unavoidable. Of the alternatives considered, 
Alternative 1 would best achieve project objectives, while also reducing the severity of identified 
significant impacts and therefore, is considered the environmentally superior alternative of the 
alternatives reviewed. While Alternative 2 would also lessen the severity of the historical 
resource impact, it was acknowledged to be potentially infeasible in the DEIR due to lack of 
identified sites to relocate the historic buildings. A comparison of project features and impacts 
between the proposed Project and the alternatives is presented in Table 6-1 in the DEIR.   
 
NO PROJECT ALTERNATIVE 

 
1. Description 

 
Section 15126.6(e) of the State CEQA Guidelines requires that the impacts of a “no project” 
alternative be evaluated in comparison to the proposed project. Section 15126(e) also requires 
that the No Project Alternative discuss the existing conditions that were in effect at the time the 
Notice of Preparation was published, as well as what would be reasonably expected to occur in 
the foreseeable future if the project were not approved, based on current plans and consistent 
with available infrastructure and community services.  
 
For the purpose of the Alternatives discussion, the No Project Alternative assumes that in the 
foreseeable future, another project to redevelop the site could be proposed. However, it is noted 
that no redevelopment of the Project site would be inconsistent with the General Plan and 
Downtown Plan forecasts and intentions for redevelopment of the site and Project area. Given 
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adopted City plans for the area, another development project may be proposed for the Project site 
in the future, although the type and amount of development that may be proposed is unknown at 
this time. 
 

2. Analysis of No Project Alternative’s Ability to Reduce Significant 
Unavoidable Project Impacts 

 
Table 6-1 of the Draft EIR provides a comparison of impacts between the project and 
alternatives. The No Project Alternative would not result in construction of the proposed Project 
and none of the impacts identified in the EIR would occur. No new significant impacts would 
occur under this alternative. Since redevelopment of the downtown area, including the Project 
properties, is encouraged in the City’s adopted Downtown Plan to provide additional residential 
uses, it is likely that some form of a mixed-used commercial-residential project would be 
proposed at some point in the future, although the type and timing of such a project are not 
known. However, some of the impacts identified in this EIR could result at some unknown time 
in the future and at an unknown magnitude depending on the development proposal. It is also 
noted that there are some public improvements and amenities proposed as part of the Project that 
would not occur under the No Project Alternative, e.g., improved access to the Santa Cruz 
Riverwalk and an expanded outdoor river area.  Thus, the No Project Alternative would not 
accomplish goals set forth in the Downtown Plan regarding improvements along the Riverwalk, 
including improved access. 
 

3.  Feasibility of No Project Alternative  
 
The No Project alternative would not meet any of the Project objectives. 
 
The No Project Alternative is rejected as infeasible because this alternative would not meet any 
of the project objectives and would not fulfill the Downtown Plan’s goals to provide additional 
residential units within the plan area. For the foregoing reasons, the City Council determines that 
the No Project Alternative is infeasible and declines to adopt it. 
 

ALTERNATIVE 1 (Partial Preservation – Incorporation of Building Facades into Project) 
 
 1. Description 
 
Alternative 1 involves the partial preservation of the existing historic buildings on the site 
through retention of the primary historic building facades and incorporating them into the new 
building. This alternative would involve the preservation of the primary street facades and the 
demolition of all secondary facades, structure, foundations, and roofs. The street facades would 
be disassembled in eight- to ten-foot-wide segments, stored at a different location, and re-
assembled and incorporated into the Project after completion of subsurface work. As indicated 
above, it is not possible to retain the facades in place during construction. Under this alternative, 
there would be no change to the proposed Project uses and site layout, except the design would 
be altered to incorporate the building facades of the existing on-site historic buildings.  
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2. Analysis of Alternative 1’s Ability to Reduce Significant Unavoidable Project 
Impacts 

 
Table 6-1 of the Draft EIR provides a comparison of impacts between the project and 
alternatives. Under this alternative, the identified significant unavoidable impact related to 
historical resources would be slightly lessened, but would not be reduced to a less-than-
significant level. The biological resource and geology/soils impacts would not change. No new 
significant impacts would occur under this alternative. 
 

3.  Feasibility of Alternative 1 
 
Under this alternative, there would be no change to the proposed Project uses and site layout, 
except the design would be altered to incorporate the building facades of the existing on-site 
historic buildings. This alternative was determined in the DEIR to meet all Project objectives, 
although it was acknowledged that it may not meet Objective #10 regarding maintaining a 
financially viable project. Although Alternative 1 would retain a number of character-defining 
features of the historic resources, it would not retain the buildings’ character-defining massing or 
height as volumetric structures. Thus, the buildings’ significant architectural styles would be 
conveyed in the features of their facades, but their representation as whole buildings would be 
compromised. Furthermore, the massing, size, and scale of the new seven-story buildings to be 
constructed behind the historic primary façades would not be compatible with the one-story 
historic resources, and the Project would not be in compliance with the Secretary of the Interior’s 
Standards for Rehabilitation. In addition, it would not be feasible to reconstruct the facades in the 
exact locations of the existing buildings without requiring a new opening to be provided in order 
to accommodate the mid-block passageway. For these reasons, Alternative 1 would at best only 
slightly lessen the significant impact of the Project. The facades of the existing buildings are 
made of various elements that have been altered over time with concrete, and this alternative 
would require the bracing of the facades, the removal of the roof structures (since they are fully 
or partially supported by the walls), the disassembly of the walls into 8 to 10 feet wide elements, 
hauling the elements offsite for storage during construction, and the re-assembly and 
incorporation into the new building once the subsurface work is completed. This would also 
require the strengthening of these elements to meet current codes (which entails the placement of 
a gunnite/shotcrete wall on the inside face of the façade that would serve as a support structure to 
stitch the various 8 to 10 feet elements (FBA Inc. 2019). Review by the Project structural 
engineer indicates that this process can be accomplished, however, the overall cost of the process 
is approximately $1 million, which would add substantially to the cost of constructing the Project 
but is unlikely to result in any corresponding increase in the value or sales price of the individual 
units. . (Letter from SC Riverfront, LLC, August 11, 2020.) The substantial additional cost of 
this alternative as compared to the cost of the proposed Project are so great that a reasonably 
prudent property owner would not proceed with the alternative. Additionally, since March 2020, 
the COVID 19 pandemic has resulted in a very substantial disruption of the economy and 
financial markets, and this economic disruption and ongoing uncertainty regarding the criteria 
for and availability of construction financing seem likely to persist for some time into the 
future. As a result, the costs for implementing Alternative 1 likely will have an even greater 
negative impact on Project feasibility than would have been likely under pre-COVID-19 
conditions.  For the foregoing reasons the City Council determines that Alternative 1 would not 
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substantially lessen the significant impact associated with demolition of historic resources and, in 
the alternative, is infeasible and is hereby rejected. 
 

ALTERNATIVE 2 (Relocation of Historic Buildings) 
 

1. Description 
 
Alternative 2 involves the relocation of the two historic buildings to a new site. Under this 
alternative, there would be no change to the proposed Project uses and site layout. Due to the 
nature of the historic buildings’ perimeter concrete and CMU walls on non-structural slabs on 
grade, this alternative would involve deconstruction followed by reconstruction. More 
specifically, it would involve vertical shoring and bracing of the structures’ roofs and walls; 
removal of existing roofing material; salvaging the roof beams, trusses, and interior columns and 
supports; and disassembly of all perimeter walls into eight- to ten-foot sections. These materials 
would be delivered to a new site. Floor slabs, non-structural partition walls, and existing 
foundations would be demolished and recycled. New foundations and floor slabs would be built 
at the new site, and all salvaged elements would be reassembled. The buildings would be 
reconstructed as close to their original forms as possible, while upgrading the buildings to meet 
current building codes. 
 

2. Analysis of Alternative 2’s Ability to Reduce Significant Unavoidable Project 
Impacts 

 
Table 6-1 of the Draft EIR provides a comparison of impacts between the project and 
alternatives. Under this alternative, the identified significant unavoidable impact related to 
historical resources would be substantially lessened and potentially reduced to a less-than-
significant impact if the relocated structures could comply with the Secretary of Interior 
Standards for Reconstruction, but if not, the impact would not be reduced to a less-than-
significant level.  
The biological resource and geology/soils impacts would not change. No new significant impacts 
would occur under this alternative. 
 

3.  Feasibility of Alternative 2 
 
Under this alternative, there would be no change to the proposed Project uses and site layout. 
This alternative was determined in the DEIR to meet all Project objectives, except it was 
acknowledged that it may not meet Objective #10 regarding maintaining a financially viable 
project. The new location would need to be similar to the existing historic setting which is 
downtown Santa Cruz. There are no known vacant properties in the downtown area that are not 
part of a planned future development. Other properties in the vicinity of the Project site that are 
also located adjacent to the San Lorenzo River are currently developed and/or could be 
redeveloped in the future under the City’s adopted Downtown Plan. Therefore, it appears that 
there are no downtown sites that could accommodate relocation of the two structures. In 
addition, there are no other nearby sites owned by or potentially available to the applicant that 
could be used. Another key factor in determining the feasibility of relocation as a viable 
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alternative is determining if the buildings can be physically moved. Moving the buildings would 
entail vertical shoring and bracing of the structure’s roofs and walls, the removal of existing 
roofing material, the salvaging of roofs beams, purlins, trusses, and interior columns/supports, 
the disassembly of all perimeter walls into 8 to 10 feet sections and transporting and re-erecting 
the structures at a new location site. Floor slabs, non-structural partition walls, and existing 
foundation will be demolished and recycled. A new foundation and floor slab will be built at the 
new site, and all salvaged elements will be reassembled to bring the buildings to their original 
forms as close as possible while upgrading the buildings to standards that are acceptable to the 
local building official. While this option is theoretically possible, review by the Project structural 
engineer concluded that it may not be economically or logistically feasible due to the nature of 
the existing structures (size, material used, and type of construction). A preliminary estimate to 
disassemble, move, re-assemble, and bring to near current standard is approximately $10.5 
million, which would add substantially to the cost of constructing the Project but is unlikely to 
result in any corresponding increase in the value or sales price of the individual units. (Letter 
from SC Riverfront, LLC, August 11, 2020.) The substantial additional cost of this alternative as 
compared to the cost of the proposed Project are so great that a reasonably prudent property 
owner would not proceed with the alternative. In addition, since March 2020, the COVID 19 
pandemic has resulted in a very substantial disruption of the economy and financial markets, and 
this economic disruption and ongoing uncertainty regarding the criteria for and availability of 
construction financing seem likely to persist for some time into the future. As a result, the 
significantly higher costs to implement Alternative 2, even assuming an acceptable alternative 
site were available, are likely to have an even greater impact on Project feasibility than would 
have been likely under pre-COVID -19 conditions. For the foregoing reasons, the City Council 
determines that Alternative 2 is infeasible and is hereby rejected. 
 
 

IX. 
STATEMENT OF OVERRIDING CONSIDERATIONS 

 
As set forth in the preceding sections, approving the Riverfront Project will result in some 
significant adverse environmental effects that cannot be avoided even with the adoption of all 
feasible mitigation measures.  (See section VII, supra.)  As determined above, however, there are 
no feasible alternatives to the project that would fully mitigate or substantially lessen the 
impacts. Despite these effects, the City Council, in accordance with CEQA Guidelines section 
15093, chooses to approve the project because, in its judgment, the following economic, social, 
and other benefits that the project will produce will render the significant effects acceptable. 
 
Any one of these reasons, on its own, is sufficient to justify approval of the project. Thus, even if 
a court were to conclude that not every reason is supported by substantial evidence, the City 
would stand by its determination that each remaining individual reason is sufficient. The 
substantial evidence supporting the various benefits can be found in the preceding findings, 
which are incorporated by reference into this section, and in the documents included in the 
Record of Proceedings, as defined in Section IV, above. 
 

1) The State of California has adopted AB 32 Global Warming Solutions Act (2006) and 
SB375 (Sustainable Communities and Climate Protection Act (2008) with specific 
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emphasis on promoting transit-oriented development and to link land use planning 
development decisions with transportation. The goal of these measures is to reduce 
vehicle miles traveled and thereby reduce Greenhouse Gas Emissions (GHG) through 
better land use planning. The project represents sound land use planning principles with 
direct connections being made between increasing density for needed housing in the City 
and existing nearby transit facilities and commercial uses. The project aligns with the 
Association of Monterey Bay Area Government (AMBAG) Sustainable Communities 
Strategy Implementation Project that focuses on infill housing, transportation strategies 
and measures, and economic development. The project will directly implement many 
General Plan policies and actions that encourage land use changes that reduce automobile 
use (Policy LU4.2), encourage mixed uses (Policies LU3.5, LU3.10, LU3.10.1), and 
encourage the assembly of small parcels along transit (CD3.3, CD3.3.1, CD3.3.2). The 
project achieves these goals and policies through the consolidation of parcels and 
construction of residential units above ground floor commercial on an infill site located 
directly adjacent to the metro transit center and within walking and biking distance to a 
variety of good, services, employment, and recreational opportunities.  

 
2) As set forth in Government Code section 65580, the City has a responsibility to facilitate 

the development of housing to make adequate provision for the housing needs of all 
economic segments of the community. Similarly, CEQA recognizes the importance of 
balancing the prevention of environmental damage with the provision of a “decent home 
and satisfying living environment for every Californian.” (Pub. Resources Code, § 
21000(g).) The project supports the City’s long-range plan for meeting regional housing 
needs, during the present and future housing cycles, while balancing environmental, 
economic, and fiscal factors and community goals. The project would redevelop an 
underutilized site, encouraging infill development at a higher density and/or land use 
intensity. The project is consistent with Goals 1 and 2 of the City’s Housing Element in 
that it would provide a variety of diversity of unit types including 53 studios, 89 one-
bedroom units, and 33 two-bedroom units as condominiums and at varying affordability 
levels, including 15 units reserved for very-low income households and five units 
reserved for low income households as part of the developer-requester density bonus. The 
project is consistent with Goal 5 of the Housing Element which seeks to improve housing 
and the vitality of neighborhoods throughout Santa Cruz by providing adequate public 
services, community facilities, infrastructure, landscaping and open space, adequate 
parking, pedestrian and bike routes, as well as eliminating blighted conditions. The 
project will greatly enhance the existing conditions on the Riverwalk through the 
establishment of expanded, landscaped, public open space and river-facing residences 
and commercial spaces.  
 

3) The project supports the community’s vision as provided in the General Plan, the 
Downtown Plan, and the San Lorenzo Urban River Plan for providing pedestrian 
connections between the downtown and the Santa Cruz Riverwalk and will facilitate 
improvements to the physical, social, economic, cultural, and environmental character of 
the downtown. Achieving these connections is a superior benefit over and above the 
associated significant and unavoidable historical resources impacts that would be 
associated with the project. The project will enhance opportunities to view and interact 
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with the San Lorenzo River as a coastal resource, as described in the Downtown Plan 
Planning Principles and Strategies. The project is designed to be visually compatible with 
the surrounding downtown, while providing new open space pedestrian plazas and 
passageways to the Riverwalk which is directly consistent with the First Principles of the 
Downtown Plan for building height, form and character, and open space/streetscape. The 
filling of the area adjacent to the levee and associated required landscaping and public 
project further implements the policies and goals of the Downtown Plan to make the 
improvement of the riverfront and creation of linkages to the downtown a top priority in 
that the use of these areas will achieve stewardship and scenic values over the existing 
conditions near the Riverwalk. The project supports the Coastal Act Scenic and Visual 
Protection Policy Section 30251 to protect and increase opportunities for viewing the 
river, a coastal resource. The development will not obstruct public views to the San 
Lorenzo River from downtown because the levee is an average of about 10 feet above the 
Front Street sidewalk and already obstructs the view of the river, but the project will 
increase the ability and opportunities for the public to view the river from the expanded 
and improved Riverwalk area. A prior policy of the San Lorenzo Urban River Plan 
(SLURP) specified that new development should maintain views from both taller 
downtown buildings to the river and from the river trail to distant mountains and ridges, 
avoiding creation of a development “wall” between the downtown and the River. This 
policy was eliminated in 2017 and it was noted that the Riverwalk path creates the view 
corridor. The proposed project will not impact the public, scenic view of the river from 
the Riverwalk, which is consistent with the amended SLURP. 
 

4) While the CEQA evaluation process for projects has been established to identify adverse 
impacts to the physical environment, it is only one criterion for a jurisdiction to consider 
when evaluating the merits of a project. The CEQA process does not identify positive effects 
on the environment and therefore, is limited in its application when evaluating the full range 
of changes resulting from land use decisions at a local level. The project contains many 
positive environmental impacts including: the creation of a transit-oriented development in 
the downtown, which will directly lead to a reduction in vehicle miles traveled and fewer 
GHG emissions per capita than development located further away from transit opportunities; 
improvements to the Riverwalk that will increase public activity along the river; fill adjacent 
to the river levee to eliminate areas that encourage negative social behavior and degrade and 
create an unsafe experience for Riverwalk users; the development of restaurants, cafés and 
other proposed commercial spaces along the Riverwalk that result in economic development 
for public uses adjacent to the Riverwalk; and finally, increased opportunities for much-
needed housing near the City’s job centers. The project would result in redevelopment in an 
area of the City that is designated for that purpose. This combination of positive impacts is 
one reason that the City finds the benefits outweigh the identified unavoidable environmental 
impacts in the EIR. 
 

X. 
CONCLUSION 

 
As explained earlier, the City Council has balanced these benefits and considerations against the 
significant unavoidable environmental effects of the project.  The City Council hereby concludes 
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that those impacts are outweighed by these benefits, among others.  After balancing the 
environmental costs against the project’s benefits, the City concludes that the benefits outweigh 
the few adverse environmental impacts.  The City believes that the project’s benefits outlined 
above override the significant unavoidable environmental costs associated with the project. 
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DRAFT RESOLUTION NO.  
 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SANTA CRUZ 
APPROVING A COASTAL PERMIT, NON-RESIDENTIAL DEMOLITION 

AUTHORIZATION PERMIT, DESIGN PERMIT, TENTATIVE MAP, SPECIAL USE 
PERMIT, ADMINISTRATIVE USE PERMIT, REVOCABLE LICENSE FOR OUTDOOR 

EXTENSION AREA, HERITAGE TREE REMOVAL PERMIT, AND STREET TREE 
REMOVAL TO REMOVE ONE STREET TREE AND THREE HERITAGE TREES, TO 

COMBINE FIVE PARCELS, DEMOLISH THREE COMMERCIAL BUILDINGS 
INCLUDING TWO HISTORIC COMMERCIAL BUILDINGS, AND TO CONSTRUCT A 

SEVEN-STORY, MIXED-USE BUILDING WITH 175 RESIDENTIAL CONDOS AND 11,498 
SQUARE FEET OF GROUND FLOOR AND LEVEE FRONT COMMERCIAL SPACE ON 

PROPERTY LOCATED WITHIN THE CBD/CZ-O/FP-O ZONE DISTRICT (CENTRAL 
BUSINESS DISTRICT, COASTAL ZONE OVERLAY, FLOODPLAIN OVERLAY) AND 

WITHIN THE FRONT STREET/RIVERFRONT SUBAREA OF THE DOWNTOWN PLAN. 
(APPLICATION NO. CP18-0153) 

 
 WHEREAS, SC Riverfront LLC, applicant for properties located at 418, 428, 440, 504, 
& 508 Front Street (“applicant”), also known as Assessor’s Parcel Numbers 005-151-22, -30, -
31, -39, and -50 have applied for a Coastal Permit, Non-Residential Demolition Authorization 
Permit, Design Permit, Tentative Map, Special Use Permit, Administrative Use Permit, 
Revocable License for Outdoor Extension Area, Heritage Tree Removal Permit, and Street Tree 
Removal for the proposed mixed-use building with 175 residential condominiums and 11,498 
square feet of commercial space, residential amenity space, and Riverwalk improvements; and 
 
 WHEREAS, the project site and its development is governed by the standards and 
guidelines contained in Municipal Code Titles 23 and 24, the Subdivision and Zoning 
Ordinances, and the Downtown Plan; and 
 
 WHEREAS, the application has undergone environmental review in accordance with the 
California Environmental Quality Act (CEQA) and the State CEQA Guidelines; and 
 
 WHEREAS, more specifically, an Environmental Impact Report (EIR) was prepared and 
circulated for a 45-day review period which ended on June 24, 2020, and a Final EIR was issued 
on July 27, 2020; and  
 

WHEREAS, the Historic Preservation Commission conducted a public hearing on August 
5, 2020, and voted 5-1-1 to recommended certification of the EIR and approval of the 
Nonresidential Demolition Authorization Permits with the condition that the front facades of the 
historic buildings are replicated on the front façade of the mixed-use building; and 
 

WHEREAS, the Planning Commission conducted a public hearing on September 2, 2020, 
and recommended ________________________; and 

 
WHEREAS, the City Council adopted separate resolutions to certify the EIR and adopt 

environmental findings and a Mitigation Monitoring Program; and 
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WHEREAS, the City Council now makes the following findings: 

With respect to the Nonresidential Demolition Authorization Permit, Section 24.08.1230 for 
the demolition of three buildings.  
 
1. The cultural resources evaluation is accepted as accurate and complete; and the 

cultural resources evaluation concludes that the building or structure is not eligible 
for listing on the city historic building survey. 

 
The project includes the demolition of three buildings. None of the buildings are listed in 
the City’s Historic Building Survey, the California Register of Historic Resources or the 
National Register of Historic Places and the parcels are not located in any Historic 
Districts.   
 
A Historic Evaluation for the property at 504 Front Street was prepared for the project by 
Seth Bergstein of Past Consultants, who meets the Secretary of the Interior’s Professional 
Qualifications Standards in Architectural History and History. The report makes the 
following conclusion: 

The property contains a commercial building constructed in two building 
campaigns. The first structure was completed in 1939 for the new location of Sweet 
Service Company, a wholesale and retail auto parts store. The operation gained 
further success and the owners constructed an addition to the south wall of the 
original building in 1957. Sweet Service Company stayed in operation until the 
early 1980s, when the building became subdivided for other local commercial 
businesses. Significant remodeling campaigns in 2004 and 2007 installed new 
entrances, fenestration, detailing and stucco wall cladding on the front (west) and 
primary elevation. Given the changes made to the original design, the building no 
longer possesses sufficient integrity of design, setting, materials, workmanship, 
feeling and association for it to qualify for listing on the National Register of 
Historic Places or the California Register of Historical Resources. The subject 
building is not eligible for the Santa Cruz Historic Resources Inventory because it 
does not meet City preservation criteria and has been altered substantially. 
 

Therefore, the building is not eligible for listing on the city’s historic building survey.  
 
The buildings at 418 and 428 Front Street were determined to be eligible for listing in 2009 
with the preparation of Volume III of the Historic Building Survey, however, at the time, 
the property owners opted-out of listing the structures. A Historic Resources Memorandum, 
Significance Diagrams, and an Alternatives Analysis was prepared for the project by Page 
& Turnbull, an architectural and historic preservation firm that meets the professional 
qualification standards used by the National Park Service (published in the Code of Federal 
Regulations, 36 CFR Part 61). The memorandum evaluates the previously prepared DPR’s 
for the subject sites, as well as the history, architecture, and characteristics of the buildings 
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at 418 and 428 Front Street and the implications of demolition of the buildings under 
CEQA, including recommendations for mitigation. The report includes Significance 
Diagrams that identify the primary, secondary, and non-contributing character-defining 
features. An additional Alternatives Analysis Memo provides recommendations for 
alternatives to explore in the Environmental Impact Report. For the above reasons, the 
cultural resources evaluation that was submitted for the subject properties is accepted as 
accurate and complete.  
 
The DPR’s and the report that was completed by Page & Turnbull conclude that both sites 
are eligible for listing on the California Register of Historic Resources. Therefore, pursuant 
to section 24.08.1230(2)(e), the appropriate environmental review has been completed in 
accordance with the California Environmental Quality Act to address the proposed 
demolition of two historic structures that are eligible for listing.  
 
Finding 4 below, articulates why the City is approving demolition of the two buildings 
deemed eligible for listing on the California Register of Historic Resources. 

 
2. The project which will replace the demolished building or structure has been, or is 

concurrently being, approved by the city, and an appropriate building permit has 
been, or is concurrently being, issued; unless some other practical hardship can be 
documented rendering this requirement inappropriate. 
 
The project that replaces the demolished buildings is concurrently being reviewed by the 
city and a standard condition of approval is included that requires the demolition permit to 
be issued concurrently with the building permit for the new development.  

 
3. The property owner has been advised of the benefits of listing the property on the city 

historic building survey and incorporating the preservation of the historic resource 
into the proposed project. 

 
The property owner has been advised of the benefits of listing the properties and 
incorporating the preservation of the historic resources into the proposed project. None of 
the alternatives identified in the Environmental Impact Report are feasible to reduce the 
impacts to the historic buildings to a less-than-significant level and to allow for 
construction of the project which implements several General Plan/Local Coastal Program 
policies, including those in the Downtown Plan. On August 5, 2020, the Historic 
Preservation Commission voted 5-1-1 to recommend that the facades of the historic 
buildings at 418 and 428 Front Street are incorporated into the front elevation of the 
proposed building, regardless of the fact that general building replication does not conform 
to the Secretary of the Interior’s Standards for the treatment of historic properties. The 
developer has reviewed the historic evaluations prepared by the project historian and has 
chosen to replicate most of the primary historic characteristics of each building on the front 
facades including the stepped cornice, curved parapet, and art deco detailing on the building 
at 418 Front Street and the streamlined horizontality and tile accents on the building at 428 
Front Street.  
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4. The cultural resources evaluation determines that the resource is eligible for listing on 

the city historic building survey, appropriate environmental review has been 
completed in accordance with the California Environmental Quality Act, and the City 
Council can make a finding of overriding consideration that the replacement project 
will have public benefits which will outweigh the impact of loss of the historic 
resource. 

 
Cultural resources evaluations were prepared for each building to be demolished and the 
evaluations concluded that the buildings on the properties at 418 and 428 Front Street are 
eligible for listing on the city historic building survey and on the California Register of 
Historic Resources (CRHR). The demolition of a historic resource results in a substantial 
adverse change in the significance of that resource and is therefore considered to have a 
significant effect on the environment (CEQA Guidelines Section 21084.1). An 
Environmental Impact Report (EIR) was prepared for the project and three alternatives 
were evaluated for feasibility including: 1) No Project Alternative; 2) Partial Preservation, 
and 3) Relocation of Historic Buildings. A Finding of Overriding Consideration has been 
made to support the project in that neither of the recommended mitigation measures nor any 
of the project alternatives would reduce the impacts to a less-than-significant level and 
feasibly allow for the construction of project which implements several General Plan/LCP 
policies, including those in the Downtown Plan.  

 
With respect to the Design Permit, Section 24.08.430 for the construction of a multi-family 
building greater than 50 feet in height in the CBD district. 

 
5. The site plan shall be consistent with physical development policies of the General 

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

 
The project site is designated as RVC/Downtown Santa Cruz (Regional Visitor 
Commercial) in the General Plan and is located within the CBD (Central Business District) 
zone district. The entire project site is located in the Front Street Riverfront Corridor of the 
Downtown Plan. The RVC/Downtown Santa Cruz General Plan designation is intended to 
emphasize a mix of uses such as office and retail uses, residential and mixed-use 
developments, restaurants, and visitor attractions and the CBD zone district is a zone that is 
intended to implement the objectives of the Downtown Plan. The proposed use of the 
parcel as a mixed-use commercial/residential project is consistent with the intent of the 
CBD zone district and the RVC/Downtown Santa Cruz designation, and the proposal to fill 
the area between the building and the San Lorenzo River levee to expand the Riverwalk 
area and create additional public open space that highlights the river as a downtown 
amenity is consistent with the following goals and policies of the General Plan, the Local 
Coastal Program, the Downtown Plan, and the San Lorenzo Urban River Plan (SLURP):  
 
GENERAL PLAN AND LOCAL COASTAL PROGRAM 1990-2005 
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• GOAL EQ 1: Protect City residents from the health hazards of air pollution and 
maintain high air quality standards by implementing air quality monitoring and control 
strategies that comply with State and Federal Clean Air Acts.  

• GOAL EQ 2: Protect water quality of ocean, watershed lands, surface waters and 
ground water recharge areas from sedimentation, pollution, and salt-water intrusion 

• GOAL EQ 5: Implement, to the greatest degree possible, transportation strategies that 
reduce the consumption of fossil fuels, and energy strategies that increase energy-
efficiency and energy conservation in all sectors of energy usage and which increase the 
production and use of renewable energy sources within the City. 

• GOAL L2: Provide for a variety and balance of residential, commercial, and industrial 
land uses while protecting environmental resources and responding to changing 
community needs, interests, and development constraints. 

• GOAL L3: Protect the quality of, and prevent significant new incursion of urban 
development into, areas designated as open space or agricultural lands and provide, 
when possible, permanent protection of these lands, recognizing their value in 
inhibiting urban sprawl and maintaining City identity, as a natural resource with 
significant biotic resources and/or their potential for providing scenic, recreational and 
educational enjoyment. 

• GOAL L4: Plan community facilities and services to serve the projected population, 
allowing development only when adequate facilities and services are provided and are 
available to serve it. 

• GOAL L5: Develop compatible relationships between land-use and circulation patterns 
and encourage land use patterns that encourage an efficient transportation system and 
discourage urban sprawl and excessive dependence on the automobile. 

• GOAL CD2: Protect and enhance the City's natural setting and scenic resources. 
• GOAL C1: Develop a comprehensive, multi-modal circulation planning program that 

takes as its highest priority reduction of automobile trips by the creation of viable 
alternative transportation modes, effective transportation systems management 
programs, and integration of land-use and circulation planning. 

• GOAL C2: Develop and promote pedestrian travel as a viable transportation mode by 
developing and maintaining a safe, comprehensive, convenient, accessible and 
aesthetically pleasing pedestrian system. 

• GOAL ED4: Promote revitalization of the Downtown Central Business District as the 
City's center for commerce, office, culture, entertainment restaurant activity, and mixed 
use residential. 

• GOAL PR2: Ensure that adequate types, numbers and distribution of recreational 
facilities are available to residents of Santa Cruz. 

 
GENERAL PLAN 2030: 
• HA1.11.6 Consider historic preservation in the development and enforcement of City 

regulations. 
• CD1.1.4 Identify and emphasize distinguishing natural features that strengthen Santa 

Cruz’s visual image (i.e., open space, Monterey Bay). 
• CD1.4.2 Consider visual access to nearby natural areas as part of developmental review. 
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• CD1.5.1 Enhance the prominence of the San Lorenzo River as a natural feature that 
provides structure, orientation, and recreational enjoyment by including it in 
surrounding area and management plans. 

• CD1.5.2 Provide incentives for new development adjacent to the San Lorenzo River 
that includes patios overlooking the river, enhanced connections to the levee trails, and 
other design features that connect the built environment to the river. 

• CD3.1.1 Strengthen the linkage between Downtown, the Beach Area, and San Lorenzo 
River through amendments to corresponding Area Plans and the Zoning Ordinance. 

• CD3.1.2 Maintain, update, and implement the City’s San Lorenzo Urban River Plan. 
• CD3.3.1 Develop incentives to encourage the assembly of small parcels through Area 

Plan amendments and Zoning Ordinance changes. 
• CD3.3.2 Revise the Zoning Ordinance to limit development possibilities for small 

parcels. 
• CD4.1.3 Identify and establish design concepts that make visitor-serving corridors 

attractive and interesting through landscaping, banners, flags, art, and displays. 
• CD4.2.3 Underground utilities when major road improvement or reconstruction is 

proposed, if possible. 
• CD4.3.3 Protect existing significant vegetation and landscaping that provides scenic 

value along with wildlife habitat and forage. 
• CD4.3.4 Maintain an ordinance requiring replacement and maintenance when heritage 

tree removal is necessary for new development.  
• CD4.3.6 Implement streetscape and other landscaping plans in the City's Area and 

Specific Plans. 
• CD5.2.1 Encourage buildings to be oriented towards sidewalks, public plazas, 

walkways, or rivers and to include features such as public benches and natural seating 
areas. 

• CD5.2.2 Encourage the incorporation of public benches and natural seating areas along 
public walkways and in public plazas and parks. 

• CD5.2.4 Ensure that new and revised design guidelines encourage the use of pedestrian-
scaled fenestration, awnings, entrances, landscaping, and other amenities. 

• LU 1.1.2 Create incentives for the consolidation of underdeveloped parcels relative to 
development potential. 

• LU1.2.1 Environmental review for specific projects shall be accompanied by sufficient 
technical data and reviewed by appropriate departments. 

• LU2.3.1 Protect, maintain, and enhance publicly accessible coastal and open space 
areas. 

• LU3.1.1 Encourage through incentives and expedited permit processing a variety of 
housing types, when appropriate. 

• LU3.3.1 Amend the Zoning Ordinance to discourage strip commercial development in 
favor of clustered commercial and mixed-use development along transit corridors. 

• LU3.7.1 Allow and encourage development that meets the high end of the General Plan 
Land Use designation density unless constraints associated with site characteristics and 
zoning development standards require a lower density. 
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• LU3.11.2 Ensure appropriate land uses and development standards that do not adversely 
impact adjacent open spaces. 

• LU4.1.1 Support compact mixed-use development Downtown, along primary 
transportation corridors, and in employment centers. 

• M1.1.1 Create walkable, transit-oriented activity centers throughout the city. 
• M1.1.2 Connect activity centers with pedestrian and bicycle paths. 
• M1.1.3 Implement pedestrian and bicycle improvements that support transit ridership. 
• M1.4.2 Allow for future multi-modal use of future rights-of-way by protecting them 

from development. 
• M2.1.2 Encourage use of alternative modes of transportation. 
• M2.3.1 Design for and accommodate multiple transportation modes. 
• M3.1.1 Seek ways to reduce vehicle trip demand and reduce the number of peak hour 

vehicle trips. 
• M4.1.6 Enhance the pedestrian orientation of the Downtown Central Business District. 
• M4.1.7 Require the site and building design facilitate pedestrian activity. 
• M4.1.9 Require landscaping in the development, replacement, and repair of sidewalks, 

including the placement of trees on private property and/or in tree wells on sidewalks. 
• ED1.1.6 Revitalize the RiverFront area. 
• ED1.7.2 Diversify the range of visitor attractions in Santa Cruz, particularly those that 

draw on the city’s unique natural and cultural assets. 
• ED5.1.1 Provide for the development of supporting land uses adjacent to retail 

shopping areas, while assuring protection of existing residential neighborhoods. 
• ED5.3.1 Provide for attractive commercial development (including more intensive and 

higher quality ground floor retail) along commercial corridors provided the uses are 
compatible with or transition easily to adjacent residential areas. 

• ED5.5.1 Enhance Downtown as a welcoming and inviting destination for residents, 
visitors, and businesses. 

• ED5.5.4 Create a distinctive and active pedestrian environment downtown 
• ED5.5.5 Allow for the extension of café and retail uses within the public right-of-way, 

subject to design standards and management guidelines. 
• HZ6.4.8 Minimize the alteration of natural floodplains, stream channels, and natural 

protective barriers that accommodate or channel floodwaters. 
• PR1.1.3 Evaluate all lands, regardless of size, for their potential development as small 

parks, community gardens, or landscape lots. 
• PR1.6.1 Maintain and enhance access for vehicles, transit, bicycles, and pedestrians. 
• PR2.2.2 Encourage private sponsorship of special events and programs, historic events, 

joint projects, and cultural exchanges that involve and benefit the community. 
• PR3.1.1 Provide recreational and educational opportunities within the open space lands 

and coastline consistent with adopted master or management plans. 
• PR4.1.3 Maintain and enhance the recreational value of the San Lorenzo River 

walkway and East and the West Cliff Drive pathways 
• NRC1.1.2 Where consistent with riparian and wetland protection, provide actual or 

visual access of a low-impact nature 
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• NRC1.1.1 Require setbacks and implementation of standards and guidelines for 
development and improvements within the city and adjacent to creeks and wetlands as 
set forth in the Citywide Creeks and Wetlands Management Plan. 

• NRC1.3.1 Conserve creek, riparian, and wetland resources in accordance with the 
adopted City-wide Creeks and Wetlands Management Plan and the San Lorenzo River 
Plan. 

• NRC2.2.1 As part of the CEQA review process for development projects, evaluate and 
mitigate potential impacts to sensitive habitat (including special-status species) for sites 
located within or adjacent to these areas. 

 
DOWNTOWN PLAN FIRST PRINCIPALS 
• Form and Character. New buildings should be allowed to develop individual character 

while retaining qualities of the historic townscape. Issues of articulation, materials, 
signage, setbacks, scale, massing, form, bulk, solar access and height are critical. 

• Building Height. Buildings should maintain the scale and character of the existing 
downtown, with explicit criteria for additional height up to seven stories and provisions 
to ensure that buildings do not shade key public open spaces. Since this First Principle 
was established in 1991, the downtown development pattern has largely respected the 
existing two to three story development pattern with several taller buildings spaced 
throughout the Pacific Avenue Retail District, providing architectural variation. The 
2017 update recognizes these taller buildings also contribute greatly to the architectural 
fabric of the City and can provide significant opportunities to plan for environmentally 
sound infill development without damaging the character of the City. The 2017 
modifications to the Additional Height Zones have been carefully written to recognize 
the City’s successful recovery from the 1989 Loma Prieta earthquake; preserving and 
enhancing the urban form of the City, without sacrificing the special human scale and 
character of downtown. New development will not be required to strictly adhere to a 2 
and 3 story scale.  

• Housing. Significant new housing opportunities should be targeted throughout the 
downtown, including Pacific Avenue, the San Lorenzo riverfront, and South of Laurel. 
Housing should be comprised of a mix of apartments and condominiums. SRO housing 
should be replaced and dispersed throughout the downtown area.  

• Accessibility. A downtown that aesthetically integrates access as a primary design 
criterion for all improvements to ensure increased opportunities for the public to 
participate in commercial, governmental, residential, social and cultural activities.  

• Open Space and Streetscape. A strong network of public and private open spaces 
(streets, sidewalks, public parks, plazas, passageways and courtyards) that creates a 
socially active and pedestrian-oriented downtown core should be emphasized.  

• Circulation. Downtown should be predominantly pedestrian in nature; movement 
should be carefully structured to reinforce the character of the place. Pedestrian, bicycle, 
and transit access to the downtown should be enhanced.  

• Parking. Parking in the downtown core should continue to be provided by the Parking 
District in a centralized fashion, to maximize shared use and minimize the quantity of 
stored vehicles. 
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SAN LORENZO URBAN RIVER PLAN (SLURP)  
• Improve the scenic and recreational value of the Riverfront  
• Improve public access and pedestrian/bicycle movement to and along the River  
• Improve the urban and neighborhood interface with the San Lorenzo River, Branciforte 

Creek, and Jessie Street Marsh  
• Incorporate the San Lorenzo River, Branciforte Creek, and Jessie Street Marsh into the 

surrounding urban fabric of downtown and neighborhoods. 
• (Front Street – Significant Riverfront Areas (SRFA)) 
• SRFA-1: Require new development projects to incorporate design features that 

encourage active engagement with the Riverwalk such as; filling adjacent to the 
Riverwalk and landscaping, providing direct physical access to the Riverwalk, 
including appropriate active commercial and/or residential uses adjacent to the 
Riverwalk or providing a combination of these and/or other design features that support 
the resource enhancement and river engagement policies of the San Lorenzo River Plan. 

• SRFA-2: Require new development projects to incorporate pedestrian and/or bicycle 
connections between Front Street and the Riverwalk at appropriate locations such as the 
extensions from Maple Street and near Elm Street. 

• SRFA-3: Maintain the ten-foot setback area between residential and commercial uses 
adjacent to the levee trail from the western edge of the trail. The area between the 
property line and the Riverwalk shall be filled to raise the adjacent ground-level use to a 
similar or higher elevation as the Riverwalk. The public lands between the Riverwalk 
and the private property may incorporate publicly accessible commercial or residential 
amenities, such as outdoor public seating. Trees planted as part of the San Lorenzo 
Flood Control Improvement Project should be maintained and incorporated into new 
development where feasible and where not in conflict with the required fill or publicly 
accessible amenities. 

 
The project will result in 175 residential condominiums, ground floor and levee-facing 
commercial space, an expansion of the open space area adjacent to the Riverwalk, and two 
pedestrian passageways between Front Street and the Riverwalk. As listed above, the 
project implements several long-standing goals of the city to enhance the Riverwalk and the 
river as a natural amenity for scenic, recreational, and educational purposes and provides a 
variety of housing units downtown to support the existing commercial core and Transit 
Priority Area where a variety of alternative transportation methods are available.  
 
The project includes minor variations from the physical design and development policies of 
the Downtown Plan that do not affect the project’s consistency with the above policies and 
goals.  
 
The project site is located within the Coastal Zone and within the Downtown Plan area, 
which is a developed urban area that was recognized in the Downtown Plan as an area that 
is desirable for further intensification. An Archaeological Report was submitted which 
indicates that there is a low potential for archaeological resources on the property; however, 
standard conditions of approval are included that require reporting to occur if resources are 
discovered during construction. The site does not contain sensitive habitat and the project 
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will not disturb area east of the Riverwalk where sensitive habitat may be located. The 
project would have no effect on wildlife movement. The trees on and adjacent to the project 
site could provide potential nesting habitat for migratory birds which are protected by the 
Migratory Bird Treaty Act (MBTA) and the proposal is to remove 19 trees on the property 
that are located within the footprint of the development, within the area of the fill, and one 
street tree. Conditions of approval require compliance with General Plan Action NRC2.2.1 
and associated Table 1, which requires pre-construction nesting bird surveys with 
establishment of appropriate construction buffers if needed, if tree removal and/or 
construction were to commence during the nesting season.  
 
The project will enhance public access to the coast by improving the Riverwalk in the 
location of the project site with and expanded open space area, landscaping, river-facing 
commercial spaces and residential amenities, and residential units facing the Riverwalk.   
  

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

 
The exterior design of the building is contemporary and includes varying designs and 
pedestrian passageways between the buildings to reflect a grouping a buildings rather than 
one monolithic structure. All three buildings include projections and recesses to create 
depth and shadows for variation in the building walls and minimal ornamental features to 
create a clean and streamlined style. Elements of the historic buildings at 418 and 428 Front 
Street have been incorporated into the ground floor façade of the building to provide visual 
representation of the demolished structures as reference for the required interpretative 
displays. The design is similar to recently constructed and approved buildings in the 
vicinity and will modernize the Front Street streetscape. The design and exterior materials 
meet the goals of the Downtown Plan to allow for individuality in design while preserving 
the humanistic scale and warmth of the existing downtown. 

 
7. Design of the site plan shall respect design principles in terms of maintaining a 

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

 
 The project is located within Additional Height Zone B in the Downtown Plan and is 

permitted to a maximum height of 70 feet, subject to specific design and development 
criteria. The criteria are intended to guide building design to reflect the human scale and 
pedestrian quality of the downtown and to avoid the creation of monolithic buildings. The 
project consists of three buildings that are separated by two pedestrian passageways and 
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that are connected by a basement and ground-level parking garage. The design includes 
variations in roofline, design, and size between buildings to achieve the look of a grouping 
of buildings, rather than a single, monolithic building. The form of the building is a 
standard shape, however, the design includes stepbacks, recesses, balconies, open spaces, 
and pedestrian passageways that minimize the height and mass of the building. As 
conditioned, the design of the site plan and building design is consistent with the design 
and development criteria for additional height provided in the Downtown Plan that is 
intended to address building scale, form, and proportion. The Downtown Plan provides 
standards for rooftop equipment, stair towers, and elevator housing that are required as a 
part of the project and the trash enclosure will be designed to meet the standards of the 
Public Works Department and to blend in with the exterior design of the building. All new 
utility connections to the development will be placed underground.  

 
8. Where a site plan abuts, or is in close proximity to, uses other than that proposed, the 

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

 
 The project is a mixed-use building with ground-floor and levee-facing commercial and 

upper-floor apartments. The project site is located within the downtown area where a 
variety of uses exist in the surrounding vicinity including commercial uses and residences. 
Intensification of nearby uses is expected as a part of the Downtown Plan in a manner and 
scale that is comparable to the proposed project.  

 
9. The orientation and location of buildings, structures, open spaces and other features 

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

 
There are no natural landforms on the property. The levee is a man-made structure and the 
adjacent San Lorenzo River is not be impacted by the development in that all disturbance 
remains west of the Riverwalk and not within the river channel. An Arborist Report was 
prepared for the project by Kurt Fouts, Arborist Consultant, dated September 9, 2018 which 
indicates that there are four heritage trees that will be removed as a part of the project. 
Three of the trees are located along the outside of the levee where new fill will be placed to 
allow for an expansion of the Riverwalk area and one of the heritage trees is located within 
the footprint of the development which is encouraged to be constructed to the property line. 
There is also one, non-heritage street tree (12” red oak) that is recommended for removal 
due to poor health. The project includes the addition of 21 trees at the expanded Riverwalk 
area and two new street trees at the Front Street frontage to mitigate the proposed tree 
removal. A shading diagram was included in the Downtown Plan EIR for a project in the 
proposed location and of similar mass, height, and orientation. The shading diagram notes 
that some shading will occur on the river during the afternoon in the winter months and 
additional review by Biologist Gary Kittleson confirms that the shading will not affect the 
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health of the river or surrounding riparian habitat. The project will not result in excessive 
shading along Front Street. The project site is located within an area that allows for 
building heights up to 70 feet under specific conditions; therefore, future infill development 
on adjacent parcels is anticipated in this location.  

 
10. The site plan shall be situated and designed to protect views along the ocean and of 

scenic coastal areas. Where appropriate and feasible, the site plan shall restore and 
enhance visual quality of visually degraded areas. 

 
 The project site is located within the downtown area and will be visible from the San 

Lorenzo River but will not likely be visible from the coast or from the trestle bridge at the 
mouth of the river. The Local Coastal Program indicates that the San Lorenzo River is 
considered to be a significant coastal viewshed and the project will be located on the 
outside of the levee and will not affect the views of the river from the Laurel Street or 
Soquel Ave bridges or from the Riverwalk. The Downtown Plan identifies the east side of 
Front Street between Laurel Street and Soquel Avenue as an area that is intended to be 
developed with structures up to 70 feet in height to restore the river as an open space 
amenity by intensifying commercial and residential uses along the levee and by providing 
connections to the river from the downtown core. The project will provide ground-level and 
levee-facing commercial uses that draw pedestrians from Pacific Avenue to Front Street 
and the Riverwalk, and it will provide upper floor residences that benefit from view of the 
river. Additionally, the project will contribute to the revitalization of Front Street to support 
the downtown core and encourage connections between downtown and the Riverwalk and 
the beach.   

 
11. The site plan shall minimize the effect of traffic conditions on abutting streets through 

careful layout of the site with respect to location, dimensions of vehicular and 
pedestrian entrances, exit drives and walkways; through the adequate provision of 
off-street parking and loading facilities; through an adequate circulation pattern 
within the boundaries of the development; and through the surfacing and lighting of 
off-street parking facilities. 

 
The Downtown Plan was amended in 2017 to allow for an expansion of the Additional 
Height Zones, which was intended to allow for increased density in the downtown area. A 
Trip Generation Analysis was prepared for the Downtown Plan EIR, which estimated the 
construction of 321 apartments on the block east of Front Street, which is the location of 
the subject project site. The estimates at that time indicated that future development on the 
block would likely result in 1,864 net daily trips. This estimate was calculated based on 
probable use with a 40-percent reduction to account for internal capture, pass‐by trips, 
walkability, bikeability, and the Metro Transit Center (Downtown Plan Amendment, July 
2017).   

 
A Trip Generation Analysis (Kimley-Horn, dated July 2019) was prepared for the proposed 
project using The Institute of Transportation Engineers (ITE) Trip Generation Manual, 
10th Edition (2017). The project is estimated to generate a net of 854 daily trips, which 
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includes trip credits for existing uses and a 40% reduction described above. This estimate is 
consistent with the Downtown Plan EIR in that it is less than the estimated increase of 
1,864 net daily trips and represents only a portion of the entire block.  

 
There are public improvements that are required as a part of the project to achieve the goals 
of the Downtown Plan, to meet the requirements in the Municipal Code, and to mitigate the 
impacts of the project per the Downtown Plan Amendments EIR. The project shall provide 
sidewalks, street trees, and light standards along the parcel frontage. The project will also 
require access improvements to and from the site and improvements to the public right of 
ways including but not limited to, a ‘right turn in/right turn out only’ restriction at the garage 
entrance, a double gate system with a roll down gate located at the entrance and arms located 
at least 75 feet into the garage, card readers, and rapid gate system. The applicant will be 
required to participate, on a fair share basis, in intersection improvement projects at 
Front/Soquel, Front/Laurel and Pacific/Laurel and the applicant will be required to pay the 
full cost of signal revision at the Front/Metro/ project driveway intersection and will be 
required to complete such improvements as a part of the project.  Additionally, the applicant 
will be required to participate on a fair share basis in the construction of a two way left-turn 
lane on Front Street.  
 
Additional public improvement requirements include the improvement of the Riverwalk from 
Soquel Ave through the project site and would include a new substantial asphalt concrete 
pathway section, widening of the Riverwalk pathway to 12 feet, and a PCC parking pad for 
the service truck that will maintain the on-site private storm water system and improved green 
bike lane striping across the two driveways.  

 
The project will also be required to provide a Transportation Demand Management Program 
(TDM) to achieve reduced vehicle miles travelled consistent with Climate Action Plan and 
General Plan goals and objectives, including but not limited to:  
• Provide at least one parking space for, and subsidizing if necessary, a car share program 

(i.e. zip car) in the publically accessible portion of the parking facility. If unable to 
secure a partnership with a car share program, this space shall be marked for carpool 
vehicles. 

• Provide information to all residents to enroll in the Cruz511 commute management 
platform and provide city-provided alternative commute information to all residents.  
Require all non-residential uses to enroll in Cruz511/GO Santa Cruz TDM program. 
And provide GO Santa Cruz brochures to all new employees.  

• Enter in to a contract agreement with METRO to provide reimbursable transit passes to 
all residents. 

 
In additional to the above improvements, programs, and fees, the applicant will be required to 
pay Traffic Impact Fees (TIF) unless phased or deferred payment terms are approved by the 
Planning and Public Works’ Directors.  The Traffic Impact Fee is calculated by the Public 
Works Department prior to building permit issuance and is currently estimated at $254,000. 
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12. The site plan shall encourage alternatives to travel by automobile where appropriate, 
through the provision of facilities for pedestrians and bicyclists, including covered 
parking for bicycles and motorcycles where appropriate. Public transit stops and 
facilities shall be accommodated as appropriate, and other incentive provisions 
considered which encourage non-auto travel. 

 
 The project is located in the downtown area and is within walking and biking distance to a 

variety of retail stores, personal services, and recreational areas. The metro center and bike 
rental facilities are also within close proximity and the building will provide bike parking 
facilities as required by the City Zoning Ordinance. Finding No. 11 above articulates the 
various Transportation Demand Management strategies that are incorporated as conditions 
of approval. 

 
13. The site shall provide open space and landscaping which complement buildings and 

structures. Open space should be useful to residents, employees, or other visitors to 
the site. Landscaping shall be used to separate and/or screen service and storage 
areas, separate and/or screen parking areas from other areas, break up expanses of 
paved area, and define open space for usability and privacy. 

 
The project includes the development of a significant amount of open space both for 
residents and the public in the form of an expanded Riverwalk area which will be 
landscaped and will connect with river-facing commercial spaces.  The project includes 
private balconies, as well as a roof deck and it provides significant landscaping at the street 
frontages. Parking will be located within the building in a basement and ground level 
parking garage.   
 

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

 
 The proposed development requires the issuance of a building permit. All units are required 

to meet all applicable regulations of the California Building Code pertaining to noise, 
vibration, and other factors affecting indoor and exterior environmental quality. The final 
building design is conditioned to comply with all recommendations of the project Noise 
Assessment (prepared by Charles M. Salter Associates, Inc., dated November 7, 2018) in 
order to meet the noise standards of the General Plan which requires 45 decibels or less for 
interior noise levels and 60 decibels or less in outdoor activity areas. The Noise Assessment 
recommends the use of higher Sound Transmission Class (STC) rated windows at the 
frontages of Front Street and for the front portions of the pedestrian passageways.  
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15. Signs shall complement the site plan and avoid dominating the site and/or existing 
buildings on the site or overwhelming the buildings or structures to which they are 
attached. Multiple signs on a given site should be of a consistent theme. 

 
  There are no signs proposed as a part of the project. Any future signage requires approval of a 

Sign Permit prior to installation.  
 
16. Building and structures shall be so designed and oriented to make use of natural 

elements such as solar radiation, wind, and landscaping for heating, cooling and 
ventilation. 

 
 The proposed buildings have been designed to make use of solar radiation and wind for 

natural heating and cooling by providing operable windows on all elevations, a rooftop 
deck, and wide pedestrian passageways.  

 
17. The site plan shall incorporate water-conservation features where possible, including 

in the design of types of landscaping and in the design of water-using fixtures. In 
addition, water restricting showerheads and faucets shall be used, as well as water-
saving toilets utilizing less than three gallons per flush. 

 
 The proposed new units and on-site improvements, including new landscaping and 

irrigation, requires the issuance of a building permit which shall be reviewed for water 
conservation by the City Water Conservation Office. 

 
18. In all projects in Industrial (I) Zones, building design shall include measures for 

reusing heat generated by machinery, computers and artificial lighting. 
 

  The site is not located within the (I) zone district; therefore, this finding is not applicable.  
 

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

 
  The site is not located within the (I) zone district; therefore, this finding is not applicable.  
 
20. Heating systems for hot tubs and swimming pools shall be solar when possible but in 

all cases energy efficient. 
 

There are no hot tubs or pools proposed; therefore this finding is not applicable.  
 
21. Enhance the West Cliff Drive streetscape with appropriate building mass, 

modulation, articulation, coloring and landscaping that is compatible with and would 
not diminish the visual prominence of the public open space. 

 
  The site is not located on West Cliff Drive; therefore, this finding is not applicable.  
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With respect to the Administrative and Special Use Permits, Section 24.08.050 to allow for 
greater than 60 residential units in the Downtown Area (SUP), an office use along Front 
Street (leasing office) (AUP), a combined public private fitness studios and dance school on 
Front Street (AUP), and an instructional school (418 Project)along Front Street (AUP) 
 
22. The proposed structure or use conforms to the requirements and the intent of this 

title, and of the General Plan, relevant area plans, and the Coastal Land Use Plan, 
where appropriate; 

 
The project site is located within the Front Street/Riverfront Corridor, which is a subdistrict 
of the Downtown Plan area. The Downtown Plan describes the Front Street/Riverfront 
Corridor as an area in need of redevelopment into a transitional area between the intensive 
commercial core along Pacific Avenue and the recreational resources provided by the San 
Lorenzo River. The plan encourages active ground-level uses such as retail and restaurants 
adjacent to Front Street, and upper floor residences and offices that take advantage of river 
viewsheds. The project does not result in environmental impacts and locates residential 
units in a transit priority area where there are many options for alternative transportation. 
Therefore the mixed-use building with greater than 60 residential units is consistent with 
the goals and policies of the General Plan, Downtown Plan, and Local Coastal Plan.  
 
Table 4-1 in the Downtown Plan identifies permitted ground level uses in the Front 
Street/Riverfront Corridor and Table 4-1 in the Downtown Plan identified permitted uses 
along the Riverwalk. There are some anticipated uses proposed as a part of the project that 
require the approval of Use Permits: 

- The project includes a leasing office as ground floor uses along Front Street. The use 
is consistent with the criteria established in the Downtown Plan in that the use is not 
located along Pacific Avenue or within 75 feet perpendicular to Pacific Avenue; the 
use is compatible with planned ground level commercial uses and upper level 
residential uses in that the leasing office directly serves the development, and the 
building meets the requirements in the Downtown Plan for storefront and building 
façade guidelines and is capable of being transformed to retail space in the future.  

-  The applicant indicates that they are in discussion with the owners of the 418 Project 
to relocate the business to the largest commercial space facing Front Street 
(Commercial Space C). The agreement has not been finalized; however, this permit 
includes a request for an Administrative Use Permit to allow for the dance 
performance center to be located along Front Street in the event that the business is 
relocated. The space is located on Front Street and is therefore not subject to the 
criteria in the Downtown Plan for instructional schools along Pacific Avenue or east-
west street frontages. The instructional school is an appropriate use along Front Street 
in that the activity within provides interest and enjoyment to pedestrians and 
preserves a local business that is an established part of the community.  

- The project includes a co-working space at the Riverwalk that is provided as an 
amenity space for residents and is intended to be made available to members of the 
public. This use is Principally Permitted in the Downtown Plan and is consistent with 
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the criteria that the use will be compatible with ground and upper level planned uses 
in that the office space serves residents and members of the public.  

- The project includes a combined public/private fitness studio at the Riverwalk level 
that is intended to be provided as an amenity to residents and available to the public to 
rent for private fitness classes. The use is consistent with the criteria for 
Health/Fitness Studios in the Downtown Plan in that the private/public use is 
consistent upper level residential uses.  

The remaining, undefined commercial spaces are required to be designed and constructed to 
allow for food and drink service uses in addition to retail, and the applicant indicates that 
the commercial spaces are intended to be filled by businesses that are open to the public, 
that can take advantage of connected outdoor areas, and that have an active and engaging 
presence on the street and sidewalk. These types of uses and outdoor areas are highly 
encouraged for areas within the Downtown Plan and along the Riverwalk and are consistent 
with the several goals and policies in the Downtown Plan for the development of the Front 
Street/Riverfront Corridor, including the Planning Principals and Strategies. Pursuant to 
Table 4-2 of the Downtown Plan, a business is required to obtain approval of an 
Administrative Use Permit prior to the establishment of a retail use along the Riverfront to 
ensure that the use is consistent with the goal to activate the Riverwalk and to determine if 
the use will be compatible with surrounding residential and commercial uses.  

 
23. That any additional conditions stipulated as necessary in the public interest have been 

imposed; 
 
 Conditions of approval are stipulated that require the plans submitted for building permit 

issuance to include all public and private improvements, all landscaping details, and all 
details regarding exterior materials and colors as shown on the approved plans to ensure 
protection of the public interest in the project. Variations to lower-quality materials or 
design at the building permit phase will require prior approval of a Modification prior to 
issuance. The plans are conditioned to provide adequate lighting at the pedestrian 
passageways and along the expanded Riverwalk area to ensure security for pedestrians but 
that are also downward facing to reduce off-site glare. Additionally, surveillance cameras 
are required to be installed at the exterior of the building in accordance with Police 
Department requirements and the applicant is permitted to close open space areas during 
the nighttime hours to ensure the safety of the residents.  

 
24. That such use or structure will not constitute a nuisance or be detrimental to the 

public welfare of the community; and 
 

 The mixed-use building does not constitute a nuisance or be detrimental to the public 
welfare of the community in that the project results in the redevelopment of Front Street 
which is currently disconnected from the downtown commercial core and less frequented 
by pedestrians, and the project results in an improvement to the Riverwalk . The addition of 
residential units and new commercial spaces in the project increases pedestrian traffic in the 
Front Street area and at the Riverwalk and provides new construction in an area in need of 
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redevelopment. Public improvements are included in the project to respond to traffic 
impacts.    

 
25. That all thrift store uses shall include a management plan that identifies collection 

facilities for donated items, operating hours for donation facilities which discourage 
unsupervised dropoffs, adequate storage areas for sorting the materials, and provides 
a plan to properly dispose of unusable items in a timely, secure, and orderly fashion 
and maintains premises in a clean and attractive condition. 

 
 A thrift store is not proposed as a part of the project.  
 
With respect to the Coastal Permit, Section 24.08.250 to allow for the construction of a 
188,694 square-foot, mixed-use building in the appealable area of the Coastal Zone. 
 
26. Maintain views between the sea and the first public roadway parallel to the sea; 
 
 The project site is located in the downtown area, on the east side of Front Street between 

Front Street and the San Lorenzo River. The project is not located between the sea and the 
first public roadway parallel to the sea.   

 

27. Protect vegetation, natural habitats and natural resources consistent with the Local 
Coastal Land Use Plan; 

 
An Arborist Report was prepared for the project by Kurt Fouts, Arborist Consultant, dated 
September  9, 2018 which indicates that there are four heritage trees that will be removed 
as a part of the project. Three of the trees are located along the outside of the levee where 
new fill will be placed to allow for an expansion of the Riverwalk area and one of the 
heritage trees is located within the footprint of the development which is encourage to be 
constructed to the property line. There is also one, non-heritage street tree (12” red oak) that 
is recommended for removal due to poor health. The project includes the addition of 21 
trees at the expanded Riverwalk area and two new street trees at the Front Street frontage to 
mitigate the proposed tree removal. A shading diagram was included in the Downtown Plan 
EIR for a project in the proposed location and of similar mass, height, and orientation. The 
shading diagram was notes that some shading will occur on the river during the afternoon 
in the winter months and additional review by Biologist Gary Kittleson confirms that the 
shading will not affect the health of the river or surrounding riparian habitat. The project 
will not result in excessive shading along Front Street. The project site is located within an 
area that allows for building heights up to 70 feet under specific conditions; therefore, 
future infill development on adjacent parcels is anticipated in this location. 

 
28. Be consistent with any applicable design plans and/or area plans incorporated into 

the Local Coastal Land Use Plan; 
 

The project site is located in the Downtown Plan area within Additional Height Zone B 
which includes design and development standards for new buildings that are taller than the 
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base height of 55 feet. As conditioned, the project is consistent with these standards with 
the exception of minor variations and waivers that do not affect the ability for the project to 
meet the Downtown Plan goals or community objectives.  

 
29. Maintain public access to the coast along any coastline as set forth in the Local 

Coastal Land Use Plan; 
 
 Public access to the coast is positively impacted by the project in that the project site is 

located between Front Street and the Riverwalk which both provide direct walking, biking, 
or vehicular access to the coast.  

 
30. Be consistent with the Local Coastal Land Use Plan goal of providing visitor-serving 

needs as appropriate; 
 

The project includes 175 residential units and ground-floor commercial space on the Front 
Street frontage and the Riverwalk frontage. Future uses within those commercial spaces 
will be those that are permitted in the Downtown Plan for the ground-floor including retail 
sales, eating and drinking establishments, general markets, and commercial entertainment, 
which all function as visitor-serving amenities.  

 
31. Be consistent with the Local Coastal Land Use Plan goal of encouraging coastal 

development uses as appropriate. 
 
 The project is consistent with the goal of encouraging coastal development uses as 

appropriate, in that the location of the project facilitates future pedestrian and resident 
access to the Riverwalk, which provides access to the coast, and the Pacific Avenue 
downtown core and strengthens the connection between downtown and the beach, which is 
within walking and biking distance from the project site.  

 
With respect to the Revocable License Findings, Section 24.10.2340(6)(c) 
 
32. The extension area in the particular location on the sidewalk will not adversely affect 

the use of the public street, will implement the Downtown Recovery Plan, and the 
General Plan. 

 
 The project includes fill between the outer edge of the levee and the building to expand the 

Riverwalk area west of the existing path. There are commercial spaces, residential amenity 
spaces, and residential units facing the Riverwalk and the area is conditioned to be 
maintained as accessible to the public. The permit is conditioned to require the owner to 
obtain a modified Revocable License Agreement for the use, maintenance, and 
management of the of the expanded fill areas. The extension area includes landscaping, 
seating opportunities, and access to the residential units and commercial spaces that bridge 
the gap between the public and private realm, as encouraged by the Downtown Plan at the 
Riverwalk. The extension area does not adversely affect the use of the public street in that it 
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is not located adjacent to a public street and is consistent with the goals in the Downtown 
Plan.  

 
33. The proposed use will not be detrimental to persons residing, visiting, or working in 

the area.  
 
 The extension area at the Riverwalk is not detrimental to the general public in that 

conditions of approval are included that allow for closure of the pedestrian passageways 
between dusk and dawn and that require maintenance of the extension area in clean and 
safe condition, removal of moveable furniture at the close of business, and adequate 
clearance for the traveled way. 

 
34. The proposed use will conform to all relevant regulations in the Municipal Code, and 

applicable county regulations and state law. 
 
 The use of the extension area conforms to all relevant regulations in the Municipal Code 

and the Downtown Plan and applicable County regulations and State Law in that the 
property owner and/or future tenants are required to obtain approval of all pertinent City, 
County and State agencies prior to construction and use, including but not limited to 
accessibility requirements, outdoor food service and alcohol service, and outdoor 
programmed events.   

 
With respect to the Heritage Tree Removal Findings, Resolution NS-23,710 for the removal 
of four heritage trees 

 
35. A construction project design cannot be altered to accommodate existing heritage 

trees or heritage shrubs.  
 
 An Arborist Report was prepared for the project by Kurt Fouts, Arborist Consultant, dated 

September  9, 2018 which indicates that there are four heritage trees that will be removed 
as a part of the project. Three of the heritage trees are located along the outside of the levee 
where new fill will be placed to allow for an expansion of the Riverwalk area and one of 
the heritage trees is located within the footprint of the development. The Downtown Plan 
requires a building in this location to provide the pedestrian passageways at the proposed 
widths, encourages the buildings to be constructed to the property lines, and requires the 
placement of fill between the building and the levee to expand the Riverwalk. The project 
meets these requirements and as a result, the developable area of the project site is 
significantly constrained and there is no opportunity to modify the design the preserve the 
heritage trees. The project includes the addition of 21 trees at the expanded Riverwalk area 
and two new street trees at the Front Street frontage to mitigate tree removal. 

 
With Respect to the Tentative Subdivision Map, Section 23.26.050 to allow for the creation of 
commercial and residential condominiums.   
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36. The proposed tentative map is consistent with the applicable general and specific 
plans. 

 
 The project site is designated as RVC/Downtown Santa Cruz (Regional Visitor 

Commercial) in the General Plan and is located within the CBD (Central Business District) 
zone district and within the Coastal Zone. The project site is also located within the Front 
Street/Riverfront Corridor subarea of the Downtown Plan. The Downtown Santa 
Cruz/RVC General Plan designation is intended to emphasize a mix of uses such as office 
and retail uses, residential and mixed-use developments, restaurants, and visitor attractions. 
The CBD zone district is a zone that is intended to implement the objectives of the 
Downtown Plan. There is no density range in the CBD or RVC districts however, the 
project complies with the Floor Area Ratio limitations and the development standards 
provided in the RVC district and the Downtown Plan with the exception of some standards 
that are requested as Design Variations and as Density Bonus incentives/concessions and 
waivers. The project is supported by the goals and policies in the General Plan 2030, the 
Downtown Plan, the Local Coastal Program, and the San Lorenzo Urban Plan that are listed 
in finding #5 above.  

 
37. The design or improvements of the proposed subdivision are consistent with 

applicable general and specific plans. 
 
 The recordation of a condominium map is consistent with Title 23 of the Municipal Code 

in that conditions of approval are included that require: the recordation of Covenants, 
Conditions, and Restrictions (CC&R’s), the common area at the Riverwalk is required to 
mapped as a Public Utility Easement, and the development includes public improvements 
such as the installation of street light standards and street trees along the parcel frontage, 
improvement of the Riverwalk path, and participation on a fair share basis in intersection 
improvement projects at Front/Soquel, Front/Laurel and Pacific/Laurel and the applicant is  
required to pay the full cost of signal revision at the Front/Metro/project driveway intersection 
and is required to complete such improvements as a part of the project. Additionally, the 
applicant is required to participate on a fair share basis in the construction of a two way left-
turn lane on Front Street and is required to pay Traffic Improvement Fees (TIF). 

 
38. The site is physically suitable for the type of development proposed. 
 
 A geotechnical report, drainage, grading and erosion control plans have been reviewed and 

approved by Public Works Department, Building Department, and Water Department for 
the proposed development. Public water and sewer are available to the serve the site. The 
project Conditions of Approval assure that the site is physically suitable for the type of 
development proposed.   

 
39. The site is physically suitable for the proposed density of development. 
 
 The site is physically suited for the creation of 175 residential condominiums in that the 

project is consistent with the maximum Floor Area Ratio provided in the General Plan for 
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the RVC district and, with the exception of the levee which will be filled to create a level 
area between the building and the Riverwalk, the site is primary flat and is currently 
developed with commercial buildings and parking lots. The project includes all of the 
required on-site parking to serve the residential units and commercial spaces and the project 
is located downtown and is within walking and biking distance of commercial goods and 
services, recreational areas, and public transportation. The building does not block views of 
the river from downtown in that there are no views that currently exist given the height of 
the levee, and the building does not block views of the river from the Riverwalk or other 
identified scenic vistas. 

 
40. The design of the subdivision or proposed improvements is not likely to cause 

substantial environmental damage or substantially and avoidably injure fish or 
wildlife or their habitat. 

 
 The design and improvements of the subdivision for the purposes of creating 

condominiums do not result in substantial environmental damage or injure fish or wildlife 
in that there are no mapped or known biotic resources on the project site including on the 
outside edge of the levee, and the project site is currently developed with commercial 
buildings and parking lots. Conditions of approval are included that require compliance 
with the city’s bird safety standards and that require downward-facing landscape lighting 
only that results in no off-site glare to the river.  

 
41. The design of the subdivision or the type of improvements is not likely to cause 

serious public health problems.  
 
 The improvements and design of the development are in accordance with the State 

Subdivision Map Act and City’s Subdivision Ordinance and the associated improvements do 
not cause or result in serious public health problems. Public water and sewer are available to 
serve the site.  

  
42. The design of the subdivision or the type of improvements will not conflict with 

easements acquired by the public at large for access through, or the use of, property 
within the subdivision. 

 
 The design of the subdivision does not conflict with public easements acquired by the 

public at large for access through or the use of the property in that no such easements are 
known to exist on the project site. The development includes two publically-accessible 
pedestrian passageways through the development and includes the expansion of the area 
adjacent to the publically-accessible Riverwalk to allow for public access through and 
around the site.  

 
With respect to the Density Bonus and Waiver, Section 24.16.270 
 

43. The housing development is eligible for a density bonus and any concessions, 
incentives, waivers, modifications, or modified parking standards requested; 
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conforms to all standards for affordability included in this section; and includes a 
financing mechanism for all implementation and monitoring costs. 

 The proposed project meets the definition of a housing development as contained in Section 
24.16.205(17) of the Zoning Ordinance. The project is eligible for a density bonus and 
associated density bonus waivers in that eleven percent of the 133 residential units 
established in the base density project (15 units) will be made available to households at the 
very low income level (50% Area Median Income) based on affordable rents or affordable 
ownership costs. Per section 24.16.225 of the Zoning Ordinance, the project qualifies for 
two Density Bonus incentives/concessions at these affordability levels and the applicant 
may request a Density Bonus waiver consistent with Section 24.16.255(4) of the Zoning 
Ordinance.  

 
44. Any requested incentive or concession will result in identifiable and actual cost 

reductions to provide for affordable rents or affordable ownership costs based upon 
appropriate financial analysis and documentation if required by Section 24.16.255. 

 At the Elm Street passageway, the elevator shafts on either side of the passageway encroach 
10 feet into the required 10 foot stepback above 35 feet, as required in the Downtown Plan 
for the Front Street/Riverfront Corridor. The total area of the 10 foot stepback above 35 feet 
along each side of the Elm Street passageway is approximately 860 square feet. Each 
elevator shaft is ten feet wide and represents about 8.5 percent of the each stepback area. 
Section 24.16.255(2) allows for an applicant to seek approval of specified 
incentives/concessions without any requirement that the applicant demonstrate to the city 
that the requested incentive or concession results in identifiable and actual cost reductions 
to the project to provide for affordable ownership costs.  One of the incentives/concessions 
listed in this code section is a 20 percent reduction in setback area and the applicant has 
requested two such reductions for the encroachment of the elevator shafts on each side of 
the Elm Street pedestrian passageways. The project is eligible for such 
incentives/concessions pursuant to the City’s Density Bonus Ordinance and state law 
requirements and no additional documentation is required.  

 
45. If the density bonus, incentive, or concession is based all or in part on the inclusion of 

a child care center, the development conforms to the standards included in 
Section 24.16.235. 

 The density bonus and requested waivers are not based all or in part on the inclusion of a 
child care center. 

46. If the density bonus incentive or concession is approved for a condominium 
conversion, the development conforms to the standards included in Section 24.16.240. 

 The project does not include a condominium conversion.   
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47. If the incentive or concession includes mixed-use buildings or developments, the 
nonresidential land uses will reduce the cost of the housing development and the 
proposed nonresidential uses are compatible with the housing development and with 
existing or planned development in the area where the proposed housing development 
will be located. 

 The project does not include incentives or concessions related to a mixed-use building or 
nonresidential uses of land.  

48. If a waiver or modification is requested, the applicant has shown that the 
development standards for which the waiver or modification is requested will have 
the effect of physically precluding the construction of the housing development at the 
densities or with the incentives or concessions permitted by this Part 3. 

 Section 24.16.255(4) allows for applicants to seek approval of a density bonus waiver or 
modification of development standards that will have the effect of physically precluding the 
construction of a housing development eligible for a density bonus. The applicant is 
requesting the following waivers to development standards: 

o Waiver of stepback requirements to reduce required 10-foot stepbacks above 50 
feet on Front Street for 50 percent of the building frontage from 180 feet (50%) to 
74 feet (20.5%) based on the combined building frontage. 

o Waiver of stepback requirements to reduce required 10-foot stepback above 50 
feet on the Riverfront frontage to between 0 and 10 feet. 

o Waiver of building height standards in Additional Height Zone B to increase in 
maximum building height from 70 feet and 5 stories above ground floor 
commercial to approximately 77’9” total and 6 stories above ground floor 
commercial 

 The applicant has demonstrated that compliance with the required stepback above 50 feet 
and the maximum height for Additional Height Zone B would physically preclude 
development of the project at the requested density of 175 units.  The applicant has 
developed the project to and beyond maximum allowed design standards and has, in the 
process, designed a project with smaller units overall than in the base project and with 
fewer units than would be allowable with a 35-percent bonus, which supports the inference 
that the project would be physically precluded without the requested waivers.  In addition, 
the applicant has demonstrated, through detailed drawings, that a reasonable alternative 
floor plan complying with both the stepback and height requirements reduces the total unit 
count, as follows: 

o In Building No. 1, the Project would lose a net of one studio apartment and three 
one-bedroom units; 

o In Building No. 2, a one-bedroom unit would need to be converted to a studio 
apartment, with an additional loss of five one-bedroom units and one two-
bedroom unit; and  

o In Building No. 3, the Project would lose a net of three studio apartments and four 
one-bedroom units.   
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 This evidence is sufficient to meet the applicant's burden to show that without the requested 
waivers, the applicant would be physically precluded from developing a 175 unit project; 
therefore, a waiver of the above listed requirements is appropriate.  

 
49. If a commercial development bonus is requested, the project complies with the 

requirements of Section 24.16.258, the city has approved the partnered housing 
agreement, and the bonus has been mutually agreed upon by the city and the 
commercial developer. 

 A commercial development bonus is not requested as a part of the project.  

50. If the housing development or the commercial development is in the coastal zone, any 
requested density bonus, incentive, concession, waiver, modification, modified 
parking standard, or commercial development bonus is consistent with all applicable 
requirements of the certified Santa Cruz local coastal program, with the exception of 
density. 

 The project is located in Exclusion Area B and is eligible for a density bonus in that 11 
percent of the 133 units in the base density project will be made available to households at 
the Very Low Income level (50% AMI). The project includes requests for the 
incentives/concessions and waivers described in Findings #46 and #50 above and the 
project site is located within the Coastal Zone. The project is consistent with the goals and 
policies in the Local Coastal Program in that the project is located in the downtown transit 
priority area on a site that is currently developed with commercial buildings and parking 
lots and where the adjacent San Lorenzo River and surrounding riparian habitat is not 
impacted by the development. The development provides direct access to the Riverwalk 
that provide a pedestrian and bicycle connection from Highway 1 to the coast. Public water 
and sewer are available to serve the project site.  

 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Santa Cruz, 

that Permit Application No. CP18-0153 requesting approval of the project is hereby approved 
subject to the Conditions of Approval attached hereto as Exhibit “A”. 
 
 PASSED AND ADOPTED this ___ day of ____, 2020, by the following vote: 
 
AYES:    
 
NOES:    
 
ABSENT:   
 
DISQUALIFIED:  
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      APPROVED: _____________________________ 
             Mayor 
 
 
ATTEST: ___________________________ 
      City Clerk 
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EXHIBIT "A" 
 
 CONDITIONS OF APPROVAL FOR THE PROJECT ON PROPERTY AT 
 

418, 428, 440, 504, and 508 Front Street - CP18-0153 
 

Coastal Permit, Non-Residential Demolition Authorization Permit, Design Permit, Tentative 
Map, Special Use Permit, Administrative Use Permit, Revocable License for Outdoor Extension 
Area, Heritage Tree Removal Permit, and Street Tree Removal to remove one street tree and 
three heritage trees, to combine five parcels, demolish three commercial buildings including two 
historic commercial buildings, and to construct a seven-story, mixed-use building with 175 
residential condos and 11,498 square feet of ground floor and levee front commercial space on 
property located within the CBD/CZ-O/FP-O zone district and within the Front Street/Riverfront 
subarea of the Downtown Plan. 
 

  
 

1. If one or more of the following conditions is not met with respect to all its terms, then this 
approval may be revoked. 

 
2. All plans for future construction which are not covered by this review shall be submitted to 

the City Planning and Community Development Department for review and approval. 
 

3. The project shall be consistent with applicable Mitigation Measures from the Downtown Plan 
EIR, including but not limited to those specifically included as conditions herein.  

 
4. The Tentative Subdivision Map shall be exercised by filing a Final Map within thirty-six (36) 

months of the date of final approval, unless extended in accordance with the Subdivision 
Ordinance or state law, or it shall become null and void.  

 
5. The final map of the subdivision shall be submitted showing compliance with all the 

provisions of Title 23 of the Santa Cruz Municipal Code, or with approved exceptions 
thereto. 

 
6. If, upon exercise of this permit, this use is at any time determined by the Planning 

Commission to be incompatible with the surrounding neighborhood, revocation of, or 
amendment to, this permit by the Planning Commission could occur. 

 
7. The use shall meet the standards and shall be developed within limits established by Chapter 

24.14 of the Santa Cruz Municipal Code as to the emission of noise, odor, smoke, dust, 
vibration, wastes, fumes or any public nuisance arising or occurring incidental to its 
establishment or operation. 

 
8. The applicant shall be responsible for the completeness and accuracy of all forms and 

supporting material submitted in connection with any application.  Any errors or 
discrepancies found therein may result in the revocation of any approval or permits issued in 
connection therewith. 

 
9. The development of the site shall be in substantial accordance with the approved plans 

submitted and on file in the Department of Planning and Community Development of the City 
of Santa Cruz. All aspects of construction must be completed prior to occupancy.  Major 
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modifications to plans or exceptions to completion may be granted only by the City authority 
which approved the project. 

 
10. All requirements of the Fire Department, Water Department, Building Department, and 

Public Works Department shall be met and shall be continuously maintained.  
 

11. A demolition permit shall not be issued unless it is issued simultaneously with a building 
permit to construct the approved project in its entirety.  

 
12. The applicant shall send notices of demolition to all tenants of the buildings to be 

demolished at least six months prior to demolition or eviction. The notices shall include 
contact information for the Economic Development Department for tenants to use as a 
resource for relocation assistance. Proof of noticing shall be submitted to the Economic 
Development Department.  

 
13. New property descriptions shall be sequentially recorded with the County Recorder’s Office 

and a copy of each recorded description provided to the City of Santa Cruz Planning 
Department and the Water Department.   

 
14. The applicant and contractor who obtains a building permit for the project shall be required to 

sign the following statement at the bottom of these conditions, which will become conditions 
of the building permit:  

 
 “I understand that the subject permit involves construction of a building (project) 

with an approved Design Permit. I intend to perform or supervise the performance 
of the work allowed by this permit in a manner which results in a finished 
building with the same level of detail, articulation, and dimensionality shown in 
the plans submitted for building permits. I hereby acknowledge that failure to 
construct the building as represented in the building permit plans, may result in 
delay of the inspections process and/or the mandatory reconstruction or alteration 
of any portion of the building that is not in substantial conformance with the 
approved plans, prior to continuation of inspections or the building final.”  

 
 

 
            
 Signature of Building Contractor    Date 
 

15. The property owner agrees as a condition and in consideration of the approval of this 
discretionary development permit that it will, pursuant to agreement and/or statutory 
provisions as applicable, including but not limited to Government code Section 66474.9, 
defend, indemnify and hold harmless the City of Santa Cruz or its agents, officers and 
employees from any claim, action or proceeding against the City or its agents, officers or 
employees to attack, set aside, void or annul this approval, which action is brought within 
the time period provided for under law, including but not limited to, Government Code 
Section 66499.37, as applicable. The property owner will reimburse the City for any court 
costs and attorney’s fees, which the City may be required by a court to pay as a result of 
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such action.  City may, at its sole discretion, participate in the defense of such action; but 
such participation shall not relieve applicant of his obligations under this condition.  An 
agreement to this effect shall be recorded upon demand of the City Attorney or concurrent 
with the issuance of building permits, use of the property, filing of the final map, whichever 
occurs first and as applicable.  The City shall promptly notify the property owner of any 
such claim, action or proceeding and the City shall cooperate fully in the defense thereof.  If 
the City fails to promptly notify the property owner of any such claim, action or proceeding 
or fails to cooperate fully in the defense thereof, the property owner shall not thereafter be 
responsible to defend, indemnify or hold the City harmless.   

 
PRIOR TO RECORDATION OF THE CONDOMINIUM MAP: 
 
16. Prior to the approval of the final map, Covenants, Conditions and Restrictions (CC&Rs) 

containing the provisions set forth in Section 23.37.010 of the Subdivision Ordinance, shall 
be filed with the Planning Director. The CC&Rs shall include provisions for:   

• A requirement that any unit that is rented be managed by a single management company 
designated by the homeowners association to manage all rental units in the residential 
project  

• An operations plan for trash management. 
• Language shall be included that subsequent homeowner agreements shall not remove any 

conditions and/or restrictions specifically required by the City without first obtaining an 
amendment to this approval. The agreement shall be recorded and in full effect prior to 
issuance of any grading or building permits for the residences. 

 
17. All necessary easements shall be acquired prior to City Council acceptance of the final 

subdivision map. 
 

18. The specified common area shall be designated as a public utility easement. 
 

19. Permanent monuments shall be furnished and installed by the subdivider as required by the 
Director of Public Works. 

 
20. All plans and profiles of improvements shall be approved by the Director of Public Works 

prior to the filing of the final map, and the construction of said improvements shall be in 
accordance with the City specifications and shall be inspected by the Director of Public 
Works or his authorized agent. 
 

21. The reproducible mylars of the plans and profiles for said improvements shall be furnished to 
the Public Works Department and shall become the property of the City of Santa Cruz at the 
time of approval. 

 
22. Approval of the final plans and the conditions necessary for said approval are not necessarily 

limited to the approved tentative map conditions listed herein. 
 

23. The development of the site shall be subject to the provisions of the Zoning Ordinance of the 
Santa Cruz Municipal Code. 
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24. Approval of final plans and any conditions necessary for implementation of same in no way 

modify the original conditions of approval. 
 

25. No permits or work shall commence on the subject property until approval of the final map. 
 
26. Installation and testing of the sewer lines, water systems, and fire hydrants must also be 

conducted to satisfy the requirements of the Public Works Department, the Water 
Department, and the Fire Department, prior to the issuance of the building permit. 
 

PRIOR TO BUILDING PERMIT ISSUANCE: 
 

27. Section 408 Army Corps of Engineers Permit: Prior to the issuance of a building or 
demolition permit for the site, the applicant shall submit evidence that a Section 408 Permit 
has been issued for the project by the Army Corps of Engineers (ACOE). The plans approved 
by the ACOE must be consistent with the plans submitted for building permit issuance and 
the applicant must demonstrate that the ACOE has approved the landscaping plans submitted 
with the building permit application.  
 

28. All final working drawings shall be submitted to the Zoning Administrator for review and 
approval in conjunction with building permit application. The plans submitted for building 
permits shall have the same level of articulation, detailing, and dimensionality as shown in the 
approved plans. All approved exterior finishes and materials shall be clearly notated on the 
building permit plans. 

 
29. Submit a final color and materials board for review and approval by Planning Staff. All 

exterior colors and materials shall be consistent with the final approved plans. 
 

30. Plans submitted for building permit issuance shall include civil plans and documents prepared 
by a licensed civil engineer that include dedications and all improvements required herein, 
architectural plans prepared by a California licensed architect, and landscape plans. All plan 
sheets shall be internally consistent.  

 
31. Plans submitted for building permit issuance shall meet all requirements of the Building, Fire, 

Public Works and Water Departments. 
 

32. The plans submitted for building permit issuance shall include the following details and/or 
modifications, subject to review and approval by the Zoning Administrator: 

 
(a) Plans shall show the height of the building(s) measured to the top of the parapet 

walls and shall conform with all applicable height requirements. 
(b) Plans shall demonstrate that awnings do not project greater than 6 feet into the 

public right of way. 
(c) The buildings shall have high quality exterior materials with durable, matte finishes. 
(d) Materials and cross sections showing window and door relief for the replicated 

storefront facades at 418 and 428 Front Street. 
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(e) The plans shall include the use of high quality, operable, upper floor windows that are 
recessed at least six inches from building face. 

(f) The window and door schedules shall clearly note the sound transmission class (STC) 
ratings for all exterior windows and doors and the ratings shall comply with the 
recommendations of the Noise Assessment prepared by Charles M. Salter 
Associates, Inc., dated November 7, 2018. Noise ratings shall also comply with all 
building codes and shall take into consideration all on-site noise generating 
equipment. (Mitigation Noise-1) 

(g) An exterior lighting plan shall be provided which shall indicate that all exterior 
building lighting and landscape lighting is downward-facing and shielded to contain 
the light source and to minimize off-site glare, and shall demonstrate that all exterior 
lighting has the ability to provide warm, low-level lighting from sundown to 10 p.m. 
nightly. Sufficient exterior lighting shall be provided within the pedestrian 
passageways, the sidewalk, within recessed areas, and within the parking garages to 
provide security and safety to pedestrians at night.  

(h) Security cameras shall be provided in the parking garages, exterior stairwells, rooftop 
open space areas, ingress and egress of parking lots, courtyards, and 360-degrees 
around the exterior of the building. Recordings shall be accessible to police within 24 
hours with a 30-day retention capability. 

(i) All new mechanical equipment and appurtenances, including but not limited to gas 
and water meters, electrical boxes, roof vents, air conditioners, and antennas that are 
visible from the public way, the Riverwalk, and from adjacent properties, shall be 
screened with materials compatible with the materials of the building and shall be 
subject to the approval of the Zoning Administrator. Rooftop equipment shall meet all 
setback requirements of the Downtown Plan.  

(j) Ground floor and Riverwalk-facing storefront glass shall be clear, transparent glass 
and shall not be reflective, tinted, mirrored or otherwise screened from public view.  

(k) The plans shall not include flex/commercial space on the ground floor facing Front 
Street. All tenant spaces shall be labeled for commercial uses only with the 
exception of amenity and common spaces such as entryways to the residential units 
and leasing office/lobby spaces, as shown on the plans.  

(l) All commercial spaces shall be constructed to support a future food service use. 
Plans must include ducting and venting plans for all commercial spaces. All ducting 
and venting should be designed to be hidden or incorporated into the building 
design. Plans shall also show the locations of grease traps, grease lines, and grease 
storage facilities.   

(m) Plans shall reflect an increased mailroom size and the applicant shall provide 
confirmation that the mailroom meets the size regulations of the United States Postal 
Service (USPS).  

(n) If the project includes the removal of access to the two existing parking spaces on 
APN 005-151-50 which are currently utilized by APN 005-151-49, then the 
property owner of APN 005-151-49 shall be responsible for paying in-lieu fees to 
the Downtown Parking District pursuant to City Council Resolution No. NS-
29,538. 

(o) Terraced fill between the Riverwalk and the building shall not exceed a height of 24 
inches.  
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(p) Signage shall be included within the parking garage that specifies commercial and 
residential parking spaces. 

(q) Skateboarding mitigation measures, as required by the Police Department , shall be 
shown on the plans at all stairways, benches, and planters along the pedestrian 
pathways, Front Street frontage, and Riverwalk facing frontage.  

 
33. Trash Enclosure. The trash enclosure shall be accessible from the Front Street frontage. If 

the applicant chooses to instead make the trash container or bins accessible from Front 
Street, the container/bins shall be removed immediately after emptying to ensure that the 
bike lane is not obstructed. The trash enclosure shall meet all of the requirements of the 
Department of Public Works including but not limited to the following features: a 15 yard 
compactor, a 4 yard mixed recyclables container, 4 yard cardboard container and a 2 yard 
food waste container. The trash enclosure design shall include a roof to keep storm water 
from leeching pollutants from the area where the containers are stored and to secure the 
area from unauthorized entry; a floor drain installed in the slab and connected to the 
sanitary sewer system; and a hose bib for the purpose of cleaning the interior of the 
structure. The final trash enclosure design shall be subject to review and approval by the 
Public Works Department. Please see "City of Santa Cruz Department of Public Works 
Refuse Container Storage Facility Standard Design Policy." 
 

34. Bird-Safe Design. The plans submitted for building permit issuance shall identify the use of 
bird-safe, ultraviolet, and/or patterned glass, or other material or method proven to 
discourage bird strikes, at the windows and balcony railings up to 40-feet in height, with 
the exception of ground floor glass. Mirrored and/or reflective glass is not permitted 
anywhere on the building. Uplighting and spotlights are not permitted within any of the 
landscaped areas. 

 
35. Traffic Engineering. The applicant shall submit the final engineered design for access 

improvements to and from the site and for improvements to the public right-of-ways, 
including but not limited to, a ‘right turn in/right turn out only’ restriction at the garage 
entrance, a double gate system with a roll down gate at the sidewalk which shall be left open 
during the day and closed at night and gate arms located at least 75 feet into the garage to 
allow for queuing of vehicles during peak times, card readers, and rapid gate system. The 
plans shall include multi-use levee pathway improvements from Soquel Ave to the southern 
end of the project site. The pathway shall be improved to accommodate a maintenance 
vehicle that will be servicing the private storm system. The pathway width will need to 
match the existing 12’ wide pathway, as directed by the City of Santa Cruz Public Works 
Dept. These improvements shall also include a new substantial asphalt concrete pathway 
section and a concrete parking pad for the service truck that will be maintaining the on-site 
private storm water system. Plans shall also include improved green bike lane striping across 
the two driveways.  

 
36. Transportation Demand Management (TDM).  TDM measures shall be prepared and 

implemented to achieve reduced vehicle miles traveled consistent with Climate Action Plan 
and General Plan goals and objectives, including but not limited to:  
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• Provide at least one parking space for, and subsidizing if necessary, a car share program 
(i.e. zip car) in the publically accessible portion of the parking facility. If unable to 
secure a partnership with a car share program, this space shall be marked for carpool 
vehicles. 

 
• Provide information to all residents to enroll in the Cruz511 commute management 

platform and provide city-provided alternative commute information to all residents.  
 

• Require all non-residential uses to enroll in Cruz511/GO Santa Cruz TDM program and 
provide GO Santa Cruz brochures to all new employees. 

 
• Enter in to a contract agreement with METRO to provide reimbursable transit passes to 

all residents. The applicant shall contact John Urgo (jurgo@scmtd.com) at Santa Cruz 
METRO to develop a reimbursable pass program. Desired program parameters 
include distribution of transit passes to all residents of the project, where project will 
reimburse METRO on a monthly/quarterly basis for all rides used. Final agreement 
will be between project sponsor and METRO and the city shall receive annual reports 
of total ridership. 

 
37. Electric Vehicle Supply Equipment (EVSE) Installed. Plans shall demonstrate that all EVSE 

installed parking spaces are provided as required per Section 24.12.241 of the Zoning 
Ordinance. The project requires a minimum of 17 residential and 2 commercial EVSE 
installed spaces based on the total of 142 residential and45 commercial parking spaces 
provided. Additional EVSE installed spaces are highly encouraged.  

 
38. Parking. Plans shall demonstrate that all standard parking spaces shall have minimum 

dimensions of 8.5 feet x 19 feet and all compact parking spaces shall have minimum 
dimensions of  7.5 feet x 16 feet. Specifications of equipment and an operations plan shall be 
provided for all parking stackers and lifts. 

 
39. Bike Parking. Plans shall demonstrate that all bike parking has been provided per Section 

24.12.250 if the Zoning Ordinance. Currently, the project requires a minimum of 175 Class 1 
spaces and a minimum of 44 Class 2 spaces to serve the residential units, and a minimum of 
one Class 1 space and five Class 2 spaces to serve the commercial uses. The plans shall 
include specifications for the Class 2 bike parking racks including manufacturer, 
dimensions, and design, and a description of the access privileges to any proposed secure 
bike parking areas.   

 
40. Landscaping. Landscape and irrigation plans shall be submitted at the time of the building 

permit application and are subject to review and approval by the Planning Department, the 
Public Works Department, and the Water Department. The landscape and irrigation plans 
shall demonstrate compliance with all requirements of the City’s Water-Efficient 
Landscaping Ordinance in Chapter 16.16 of the Santa Cruz Municipal Code prior to 
issuance of the building permit. Plans submitted for building permit issuance shall reflect 
the same design, quality of materials, extent of landscaping, site and outdoor 
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improvements, and recreational and design features as shown on the plans. Changes will 
require modifications to this permit.  

 
(a) All new street trees shall be a minimum 24-inch box size and the species shall be 

approved by the City Urban Forester.  
 

(b) The plans shall include a tree protection plan for all street trees to be preserved. The 
plan shall comply with the Tree Protection Guidelines and Restrictions, provided in 
the Arborist Report prepared by Kurt Fouts, dated September 9, 2019, and shall be 
approved by the City Urban Forester.  

 
(c) The landscape architect shall confirm that all proposed plans are non-invasive. Native 

plants and drought-tolerant plants are encouraged. 
 

(d) The owner shall provide evidence that the planting  plan for the levee extension area 
was approved by the Army Corps of Engineers. 

 
(e) Landscaping plans shall show that new plantings that are located at the edge of the 

Riverwalk path shall be planted in the ground and not in a planter.  
 

(f) The applicant shall replace any city irrigation lines along the levee that are affected by 
the project.  

 
(g) All plantings installed by the city as part of the Public Works Levee Lighting Grant, 

shall be replaced in-kind pursuant to the Levee Lighting Project, as required by the 
Public Works Department.   

 
41. Utilities. All utilities and transformer boxes associated with the private development shall be 

placed underground in accordance with the provisions of Section 24.12.700 through 
24.12.740 of the Zoning Ordinance and shall not encroach into the public right-of-way.  

 
42. Drainage/Erosion Control. A drainage plan and erosion control plan shall be submitted in 

conjunction with application for building permits. All erosion control features shall be 
installed by November 1. 

 
43. Construction Access/Staging Plan. The building permit plans shall include a construction plan 

that indicates site access areas, staging areas, and parking areas for construction vehicles 
during all phases of construction. The construction plan shall clearly indicate that vehicles and 
equipment will not be parked on the street in front of existing adjacent businesses or on the 
levee or Riverwalk path. The hours of construction shall comply with Chapter 9.36 of the 
Municipal Code.  

 
44. Air Quality: Prior to issuance of a building permit for the project, the applicant shall 

provide the Zoning Administrator with written verification that all permit requirements of 
the Monterey Bay Air Resources District relative to asbestos investigation and disposal, if 
necessary, have been fulfilled in accordance with Federal, State and local laws. 
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45. Nesting Bird Surveys.  The applicant shall schedule construction and tree removal to take 

place between September 1 and January 30 of any given year to avoid the nesting season 
for birds. If this schedule is not practical, the applicant shall require a pre-construction 
nesting survey be conducted by a qualified wildlife biologist if construction, including tree 
removal, adjacent to the San Lorenzo River is scheduled to begin between February 1 and 
September 1 to determine if nesting birds are in the vicinity of the construction sites. If 
nesting raptors or other nesting species protected under the Migratory Bird Treaty Act 
(MBTA) are found, construction may need to be delayed until late September or after the 
wildlife biologist has determined the nest is no longer in use or unless a suitable 
construction buffer zone can be identified by the biologist. (Citywide Creeks and Wetlands 
Management Plan Standard 12).  
(Mitigation Measure 4.3-3) 

 
46. Stormwater. Plans must comply with Chapter 6B of the City's Best Management Practices 

Manual-Storm Water BMPs for Private and Public Development Projects, which is 
available at www.cityofsantacruz.com/LID. Please submit the following items: 

 
(a) Storm Water Control Plan (SWCP): A final SWCP shall be submitted as part of the 

project’s Building Permit application. The SWCP shall also be submitted in an 8 ½ 
x 11 inch report format.  An electronic copy of the SWCP may be emailed to 
Suzanne Healy, Associate Planner, at shealy@cityofsantacruz.com. 

(b) Submit an Operations and Maintenance Plan (O&M Plan): The O&M Plan shall 
include at a minimum: 1) site plan showing the location of drainage structures and 
structural control measures, 2) O&M procedures, timing, and frequency for 
maintenance of LID features and drainage systems, and include applicable BMPs 
from Chapter 6B of the City's Best Management Practices Manual Storm Water 
BMPs for Private and Public Development Projects, 3) cost estimates for 
maintenance, and 4) BMPs for any Special Site Conditions (see pages 30-31), e.g. 
trash enclosure, parking, etc.  

(c) A final O&M Plan shall be submitted as part of the project’s Building Permit 
application. The O&M Plan shall be submitted in an 8 ½ x 11 inch report format, 
and can be included as a SWCP appendix. The signed Maintenance Agreement shall 
be included in the O&M Plan as an attachment. An electronic copy of the O&M 
Plan may be emailed to Suzanne Healy, Associate Planner, at 
shealy@cityofsantacruz.com.  

(d) Maintenance Agreement: Prior to issuance of the Building Permit, the property 
owner shall sign and submit a BMP maintenance agreement ensuring that they will 
provide long-term operation and maintenance of structural storm water control 
measures (see template in Appendix C of Chapter 6B Storm Water BMPs for 
Private and Public Development Projects). The O&M Plan shall be attached to the 
signed maintenance agreement. A copy of the signed Maintenance Agreement may 
be emailed to Suzanne Healy, Associate Planner-PW, at: 
shealy@cityofsantacruz.com. 
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(e) The Maintenance Agreement must be included or attached to any HOA agreement if 
applicable and/or recorded in the CCRs with proof of CCR recordation submitted to 
the City. 

(f) Storm Water LID (Source Control) - Additional source control measures are 
required if the project will include any of the following site conditions: 
commercial/industrial facilities, material storage areas, vehicle 
fueling/maintenance/wash areas, equipment and accessory wash areas, parking 
garages, outdoor parking areas, pools/spas/water features, trash storage areas, and 
food service or food processing facilities.  

(g) Erosion Control Plan (ECP): An ECP shall be submited with the project’s Building 
Permit application. The ECP shall show the location of all erosion & sediment 
control BMPs, including the items below, and shall include a detail or typical 
diagram for each BMP: 

1. Perimeter BMPs, such as straw wattles and fiber rolls, to prevent off-site 
migration of soil, sediment, pollutants, litter, etc.  

2. Stabilized construction entrance/exit.  
3. Porta-potty 
4. Material or soil stockpile pile areas: Please show location and indicate which 

BMPs will be used to cover and protect stockpiles from run-on and run-off.   
5. Storm drain inlets & catch basins (if applicable): Please show on-site and any 

nearby downstream storm drain inlets/catch basins in the street or parking 
areas. Please include BMPs to protect storm drain inlets/ catch basins during 
construction such as catch basin filter fabric or inserts. (Sand bags, gravel bags 
and straw wattles around storm drain inlets exposed to street traffic are not 
recommended). If filter fabric, please use Filtrex 8” Soxx with Mirafi140N 
fabric (or similar) underneath the grate, appropriately sized and secured.  

6. On the Erosion Control Sheet, please add the following wording: 
• Construction Best Management Practices (BMPs): Project 

construction and demolition activities shall comply with the City’s 
Storm Water Best Management Practices for Construction. See the  
City Website at:  
http://www.cityofsantacruz.com/home/showdocument?id=6031  

• BMPs, such as fiber rolls or wattles, shall be inspected periodically 
during construction and after each significant rain event, and any 
needed repairs made immediately. 

• Check the sidewalk and street daily during the demolition and 
construction phases for soil or sediment drag-out, and sweep if 
needed.  

• Open bags of particulate, granular or powder materials (such as 
plaster or concrete) and paints should be stored inside if possible. If 
these items are stored outside, they must be kept covered/closed and 
during the rainy season also kept within secondary containment. 

• Dumpster lids must be kept closed and secured when not in use. 
• Soil stockpiles: Excavated and/or new soil stockpiles must be 

protected from runoff/run-on by BMPs appropriate for the pile size, 
location and site conditions, and must be covered with plastic 

98

http://www.cityofsantacruz.com/home/showdocument?id=6031


CONDITIONS OF APPROVAL 
For Front Street Riverfront Project; CP18-0153 
 
  

  
 

sheeting or tarps when not in use and surrounded by berms, fiber 
rolls or wattles to prevent run-on and run-off.  When excavated soil 
is moved off-site, check the sidewalk and street for dirt “drag out” 
and sweep if needed.  

• Storm Drain Inlet/Catch Basin Protection (if applicable): Please use 
filter fabric or inserts for downstream catch basins located on streets. 
If filter fabric, please use Filtrex 8” Soxx with Mirafi 140N fabric (or 
similar) underneath the grate, appropriately sized and secured, during 
construction. Ensure fabric extends a minimum of 6-inches beyond 
catch basin after placement of grate. Contractor shall remove filter 
fabric upon completion of project. 

• Erosion/sediment control BMPs: Check erosion/sediment control 
measures/BMPs regularly for damage during construction work. All 
erosion/sediment control measures shall be inspected after each 
significant rain event and repairs made immediately upon detection. 
During the rainy season, use one or more sediment control measures, 
such as fiber rolls and straw wattles, to prevent sediment from 
leaving the site.  

(h) Landscape Plan or Bio-Retention Areas:  Landscape plans should include notes 
regarding mulch and special notes for bio-retention/rain garden areas as applicable: 

1. Mulch: No more than 3 inches of mulch on exposed soil surfaces. If possible, 
use aged, stabilized, non-floating mulch. Mulch stockpiles: Mulch should be 
located and stored in such a manner that there is no discharge to the storm 
drain system. Please specify which BMPs will be used. 

2. Wood mulch should not be placed within the ponding area of bio-
retention/rain garden areas. Only non-floating mulch shall be used in these 
areas, such as inorganic mulch (pea gravel, river pebbles or similar products.  

3. Fertilizers should not be added in bio-retention, bio-swale or rain garden 
areas.  

4. Plants: Ensure that plants proposed in bio-retention or rain garden areas can 
withstand both wet feet and drought conditions. For a list of recommended 
bio-retention plants, please see the website of the Central Coast Low-Impact 
Development Initiative at http://centralcoastlidi.org/landscape.php.  

5. The soil mix to be used in bio-retention/rain garden areas shall be a 
homogeneous mix of 60-70% fine sand (meeting ASTM D422 or Caltrans 
Test Method C202) and 30-40% weed-free, manure-free, stable compost. 
Note: All sands complying with ASTM C33 for fine aggregate comply with 
sieve size/gradation requirements. The soil mix/media to be used in bio-
retention/rain garden areas shall have a minimum infiltration rate of 5 in/hr. 

(i) Construction Dewatering Operations: There are several options for construction 
dewatering discharges that can’t be managed on site. One potential option is 
discharge under a permit from the State Water Board/Regional Water Quality 
Control Board (e.g. Low-Threat Discharge Permits, Highly Treated Groundwater 
Discharge Permit, etc.). Please contact the Central Coast Regional Water Quality 
Control Board for more information at 805-549-3147 or refer to their website at: 
http://www.waterboards.ca.gov/centralcoast/  

99

http://www.waterboards.ca.gov/centralcoast/


CONDITIONS OF APPROVAL 
For Front Street Riverfront Project; CP18-0153 
 
  

  
 

Another option is discharge to the sanitary sewer system under a permit from the 
City. For more information about this permit, including the application process, 
requirements and fees, please contact a City Public Works Environmental 
Compliance Inspector at 831-420-5160. 

(j) State Construction General Permit: If the project will disturb one acre or more of 
soil (or is less than one acre but part of a larger development), a Notice of Intent 
(NOI) must be filed with the State Water Resource Control Board (SWRCB) to 
obtain coverage under the NPDES General Permit for Storm Water Discharges 
Associated with Construction and Land Disturbance Activities (Construction 
General Permit) prior to commencing work. The applicant is responsible for filing a 
Notice of Intent and for developing a Storm Water Pollution Prevention Plan 
(SWPPP). Prior to issuance of a building permit, the applicant shall provide the City 
with proof of coverage under the State Construction General Permit, including a 
copy of the letter of receipt and Waste Discharger Identification (WDID) number 
issued by the SWQCB that acknowledges the property owner’s submittal of a 
complete Notice of Intent (NOI) package. For more information on the Construction 
General Permit, please see the State Water Board website: 

 http://www.waterboards.ca.gov/water_issues/programs/stormwater/construction.shtml 
 
47. Inclusionary Housing and Density Bonus. The project was deemed complete on July 19, 2019 

and is subject to the inclusionary housing requirements provided in Ordinance 2018-18 (15% 
inclusionary requirement). The project also includes a Density Bonus and is subject to the 
requirements of Part 3 of Chapter 24.16. Specifically, the project includes 133 base units, 
which results in a requirement for 20 Inclusionary Units at the Lower Income level or 80% 
Area Median Income (AMI). In order to be eligible for the proposed density bonus, a 
minimum of 15 units (11%)  must be restricted to households that meet the Very Low Income 
level of 50% AMI and the remaining five inclusionary units must be made available for rent 
or sale to households at the Low Income level (80% AMI).  
 

48. Historic Documentation. Prior to issuance of a demolition permit, the applicant shall 
complete documentation of the buildings at 418 and 428 Front Street in accordance with 
the Historic American Buildings Survey (HABS) standards, which includes the following: 
(Mitigation Measure CUL-1) 

(a) Project proponent shall work with a qualified architectural historian to prepare local-
level HABS documentation, as detailed below. HABS level photographs must be completed 
prior to demolition and construction of the Project. The full HABS documentation must be 
complete prior to completion of the proposed Project. Copies of the HABS shall be 
provided to local Santa Cruz repositories.  
(b) Measured Drawings: Select existing drawings, where available, should be reproduced 
on mylar. If existing historic drawings do not exist, a digital and hard copy set of measured 
drawings that depict the existing size, scale, and dimension of the subject property shall be 
produced. The measured drawing set shall include a site plan, sections, and other drawings 
as needed to depict existing conditions of the property. The scope of the drawing package 
will be reviewed and approved by local Planning Department staff prior to commencement 
of the task. All drawings shall be created according to the latest HABS Drawings 
Guidelines by the National Park Service. The measured drawings shall be produced by a 
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qualified professional who meets the standards for architecture set forth by the Secretary of 
the Interior’s Professional Qualification Standards (36 Code of Federal Regulations, Part 
61).  
(c) HABS- Level Photographs: Black and white large format negatives and prints of the 
interior, exterior, and setting of the subject property shall be produced. The photographs 
must adequately document the character-defining features and setting of the historic 
resource. Planning Department staff will review and approve the scope (including views 
and number) of photographs required prior to the commencement of this task. All 
photography shall be conducted according to the latest HABS Photography Guidelines by 
the National Park Service. The photographs shall be produced by a qualified professional 
photographer with demonstrated experience in HABS photography.  
(d) HABS Historical Report: A written narrative historical report, per HABS Historic 
Report Guidelines, shall be produced. The report shall include historical information, 
including the physical history and historic context of the building, and an architectural 
description of the site setting, exterior, and interior of the building. The report shall be 
prepared by a qualified professional who meets the standards for history or architectural 
history set forth by the Secretary of the Interior’s Professional Qualification Standards (36 
Code of Federal Regulations, Part 61). Archival copies of the drawings, photographs, and 
report shall be submitted to the Planning Department, and to repositories including but not 
limited to the San Francisco Public Library, Northwest Information Center, and California 
Historical Society. This mitigation measure would create a collection of reference materials 
that would be available to the public and inform future research.  

 
49. Historic Interpretative Display: Prior to the issuance of a demolition permit or building 

permit, the applicant shall hire a qualified architectural historian to create an interpretative 
display plan that addresses the historical significance of the two historical buildings that are 
being demolished. The interpretative display must be located within the proposed project 
boundary along a pedestrian walkway or attached to the new building so that it is visible to 
the general public. Interpretation typically involves development of interpretive displays 
about the history of the affected historical resources. These displays may include a high-
quality permanent digital interpretive website, or a temporary exhibition or interpretive 
display installed at a local cultural institution or publicly accessible location on or near the 
project site. The interpretive displays shall illustrate the contextual history and the 
architecture of the buildings, and of the general building typology (e.g. Commercial 
Buildings Design in the Automobile Age), and shall include, but not be limited to, historic 
and contemporary photographs, narrative text, historic news articles and memorabilia, 
salvaged materials, and maps. (Mitigation Measure CUL-2) 
 

50. Prior to issuance of a building permit, the property owner shall complete a Flood Zone 
Hazard Notice Form. 

 
51. Fees. The following fees shall be paid prior to building permit issuance in addition to all 

other fees required for building permit issuance: 
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(a) The applicant shall pay required Traffic Impact Fees (TIF) unless phased or deferred 
payment terms are approved by the Planning and Public Works’ Directors.  The TIF is 
currently estimated at $254,000. 

 
(b) The applicant shall pay the Park and Recreation Facility Tax pursuant to Chapter 5.72 

of the City of Santa Cruz Municipal Code based on the final building permit plans. 
The open space provided at the levee does not qualify as park space provided by the 
project. 

 
(c) The applicant shall pay all applicable parking fees required in the Downtown 

Parking District. The fees that apply to the project are those that are in effect at the 
time of building permit issuance. The fees shall be paid in full unless an alternate 
payment plan is approved in advance by the Director of Public Works. 

 
(d) The applicant shall agree to participate, on a fair share basis, in intersection 

improvement projects at Front/Soquel, Front/Laurel and Pacific/Laurel as noted in 
Traffic Impact Study (TIS) which is 22.53% of the cost of design and construction. 
That is currently estimated at $340,361. Construction cost estimates may be revised 
and could impact this calculation once the projects are designed. Construction is the 
responsibility of the city, not the applicant. 

 
(e) The applicant shall pay the full cost of signal revision (design and construction) at the 

Front/Metro/project driveway intersection. This work shall be completed by the 
applicant as a part of the project. The applicant's designer shall provide a traffic signal 
timing and coordination plan to the Public Works Department for review and 
approval. 

 
(f) The applicant shall agree to participate, on a fair share basis, in the construction of a 

two way left-turn lane. The fair share calculation reflected in the TIS may need to be 
revised based on a different cost share for Front Street developments only. The two-
way left turn lane shall be implemented prior or post development as determined by 
the City. 

 
(g) The applicant shall pay required Public Works On-Site and Off-Site Public 

Improvements Inspection Fee based on the final building permit plans.  
 
  
DURING CONSTRUCTION: 

 
52. Tree Preservation: Prior to site grading or any disturbance, all trees and/or tree stands 

indicated for preservation or approved plans shall be protected through fencing or other 
approved barricade.  Such fencing shall protect vegetation during construction and shall be 
installed to the satisfaction of the Director of Planning and Community Development. 
 

53. Archaeological/Cultural or Paleontological Discoveries. Any person exercising a 
development permit or building permit who, at any time in the preparation for or process of 
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excavating or otherwise disturbing earth, discovers any human remains of any age or any 
artifact or any other object which reasonably appears to be evidence of an 
archaeological/cultural resource or paleontological resource, shall: 

a. Immediately cease all further excavation, disturbance, and work on the project 
site; 

b. Cause staking to be placed completely around the area of discovery by visible 
stakes not more than ten feet apart forming a circle having a radius of not less than 
one hundred feet from the point of discovery; provided, that such staking need not 
take place on adjoining property unless the owner of the adjoining property 
authorizes such staking; 

c. Notify the Santa Cruz County sheriff-coroner and the city of Santa Cruz planning 
director of the discovery unless no human remains have been discovered, in which 
case the property owner shall notify only the planning director; 

d. Grant permission to all duly authorized representatives of the sheriff-coroner and 
the planning director to enter onto the property and to take all actions consistent 
with this section. 

 
54. Grading.  

• All grading shall be done in accordance with the latest City of Santa Cruz 
Municipal Code, Chapter 24.27. 

• All work shall be in accordance with recommendations specified in the 
geotechnical investigation report prepared. 

• All clearing, site preparation or earth work shall be performed under inspection by 
the Soils Engineer and to the satisfaction of the Soils Engineer. 

• Dust caused by the grading operations shall be controlled by proper watering. 
• A grading permit from the Chief Building Official will be required prior to 

commencement of work. 
• A pre-grading conference at the site is required prior to the start of grading with 

the following people present: owner, contractor, engineer, soils engineer, and City 
Inspector, or their representatives. 

• The engineer will inspect the site after grading has been completed, and inform 
the City of Santa Cruz whether grading was done in conformance with the grading 
plans. 

• Plans set forth in the schedule, location, and type of planting shall be submitted to 
the Planning Department for approval upon completion. 

• Work shall be done in accordance with approval plans on file in the Building 
Department. 

• Grading shall be done during periods of dry weather, and protective measures 
shall be incorporated during grading to prevent siltation from any grading project 
halted due to rain.  No earth-moving activities shall occur between October 15 and 
April 1 unless a winter grading permit is issued by the Building Department.  

 
55. All refuse and recycling activities during construction shall be done in accordance with 

Chapter 6.12 of the Santa Cruz Municipal Code.  Be aware that private companies offering 
refuse or debris box services are not allowed to operate within the City limits, except under 
certain limited circumstances detailed in Chapter 6.12.160.   
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PRIOR TO BUILDING PERMIT FINAL/OCCUPANCY: 
 
56. All requirements of the Building, Fire, Public Works and Water Departments shall be 

completed prior to occupancy and continuously maintained thereafter. 
 

57. The applicant shall file a trespass letter with the police department every year with proper No 
Trespassing signage to help enforce trespassing issues. 

 
58. Adequate provisions shall be made to supply water to each of the premises covered by this 

application. The design of water facilities shall be to standards of the Water Department, and 
plans therefore must be submitted to the Water Department Director for review and approval 
prior to the issuance of a building permit. 

 
59. The property owner shall enter into an agreement with the City of Santa Cruz to secure an 18-

month bond for landscape maintenance prior to occupancy. 
 
60. All landscaping shall be installed prior to final utility release or issuance of occupancy 

permits. 
 
61. Easement Agreement for Fill Structure. The applicant shall work with the Public Works 

Department to record an easement agreement addressing the fill structure adjacent to the 
levee. The easement agreement shall confirm that the applicant is responsible for ongoing 
maintenance of the fill area and any damage to the levee resulting from installation or 
maintenance of the fill, the project or associated work. It shall also be specific as to the 
design, engineering, and construction of the fill including detailing all utilities, both public 
and private, within the fill structure. The easement agreement shall also include the tree 
maintenance responsibilities per the flood control improvement project.  

 
62. Extension Area. Prior to Issuance of a Certificate of Occupancy for the Project, including 

any Temporary Certificates of Occupancy, Owner shall execute an Agreement with the City 
by which the Owner shall provide, at Owner’s sole cost, the ongoing maintenance and 
security of all exterior areas of the project, including, without exception, all public and 
extension areas, such as landscape, furnishings, and improvements along the Riverwalk. 
This Agreement may establish maintenance credits for the Owner toward any applicable 
Extension Area Fees based upon Owner’s annually documented cost of maintenance and 
security for the public areas.  

 
63. Revocable License. The Owner or its Tenants, shall be required to execute a Revocable 

License Agreement with the City for commercial use of any public space included in or 
adjacent to the Project, under the City’s Outdoor Extension Area Ordinance (Santa Cruz 
Municipal Code Section 24.10.2340). This requirement shall apply regardless of any 
easement rights that may be granted. The Owner may use credits, if established by the 
aforementioned Maintenance Agreement, toward any applicable Extension Area fees 
required by the City for such Extension Areas. 
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OPERATIONAL CONDITIONS: 
 

64. Prior to commercial/business use of a building or site, owners or tenants shall obtain a Zoning 
Clearance/Occupancy Permit from the City Planning Department and a Business License 
from the City Finance Department. 
 

65. Residential portion of on-site parking shall not be not be eligible for Downtown Parking 
District Permits, until an overnight residential permit is developed and made available.  

 
 
66. All requirements of the Building, Fire, Public Works and Water Departments shall be 

continuously maintained. 
 
67. The property owner shall be responsible for the continued maintenance of the building and 

site in good condition.  
 
68. No signs shall be installed on the site without prior approval of a Master Sign Program.  
 
69. The property owner shall be responsible for the on-going maintenance of the building and 

site in good condition including maintenance of exterior materials, landscaping, sidewalks, 
street furniture, lighting, open space areas, upper floor balconies free of clutter, appropriate 
window treatments, and the parking garages.  

 
70. The open space area at the Riverwalk and the two pedestrian passageways shall remain 

open to the public during the daytime and during business hours.  
 

71. Future retail uses at the Riverwalk require prior approval of an Administrative Use Permit 
or as required by the Downtown Plan.  

 
72. This permit does allow for the service of alcohol or live entertainment with future 

commercial uses. Any proposed alcohol or live entertainment uses shall obtain approval of 
a separate Use Permit and/or entertainment permit. 

 
73. All outdoor seating areas shall comply with noise limitations specified in Section 24.14.260 

of the Zoning Ordinance 
 
74. Outdoor amplified music is not permitted if it is audible from off-site.  

 
75. Store displays shall be configured in such a way as to allow pedestrians to see into the store 

from the sidewalk. Goods, posters, photos or other visual images shall be placed a sufficient 
distance from the store windows to enable pedestrians to see clearly into the store 
 

76. All future storefronts shall include storefront landscaping consistent with the requirements 
in Chapter 4, Section I(4) of the Downtown Plan.  
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77. Buildings shall provide warm (color temperature equal to incandescent), low-level lighting 
from sundown to 10:00 PM nightly as an integral part of the façade design to add to the 
nighttime ambient light level in the downtown and to add nighttime visual interest to the 
buildings.  
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Sara DeLeon

From: Gina Cole <director@bikesantacruzcounty.org>
Sent: Thursday, August 27, 2020 11:12 PM
To: City Plan
Cc: Samantha Haschert; deidre@hamiltonlandplanning.com; Peggy Dolgenos
Subject: Proposed Riverfront (Front Street) Project
Attachments: 2020.6.8. Front St_Riverfront Apts. BSCC letter (2) (1).pdf; vehicle parked into the Front 

St bike lane (1).jpg; example of dual stairs and ramp (1).JPG; end of Cathcart showing 
ramp around steps in urban river plan (1).pdf

August 27, 2020 
 
City of Santa Cruz Planning Commission 
809 Center Street 
Santa Cruz, CA 95060 
cityplan@cityofsantacruz.com 
  
RE: Proposed Riverfront (Front Street) Project 
 
 
Dear Commissioners, 
 
Bike Santa Cruz continues to request that there be a rideable bicycle connection 
between the Riverwalk levee and Front Street to replace the one at Elm Street, proposed 
to be lost by the construction of the Riverfront project. We truly appreciate the 
applicants taking time to meet with us and describe how the current design of their 
project would not be able to accommodate bike riders. We now understand that the 
design would have to be modified to incorporate a rideable bike path.  
 
The Final EIR explains that while the language of the Downtown Area Plan and other 
official planning documents do not explicitly require a bike path in this location, these 
documents all strongly support improving and expanding bicycle facilities in the City. 
Per the Final EIR, “a new policy (6-SLR-5.2) was added that requires new development 
projects to incorporate pedestrian and/or bicycle connections between Front Street and 
the Riverwalk at appropriate locations such as the extensions from Maple Street and Elm 
Street.” Unfortunately, a staircase with a “bike rail” in which a rider must dismount to 
push their bicycle up, or dismount to guide their bicycle down to access or exit the 
Riverwalk levee does not provide equitable access for many cyclists. An elevator might 
not either. 
  
We did note that the EIR also states, "The commenter's recommendation for a "rideable" 
alternative to the proposed bike rail along the stairway is acknowledged, and will be 
further considered by City staff and decision makers." Thus, we appeal to your common 
sense to realize that this is still the perfect place and opportunity to ride a bicycle 
between the Riverwalk levee and Cathcart Street and nearby Downtown destinations -- 
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an opportunity that will be lost for decades if this stretch of Front Street impedes bicycle 
access. 
 
Please find attached our June 8, 2020, letter to the City of Santa Cruz Planning 
Department, photos of a vehicle in the bike lane on Front Street, a sample of a possible 
rideable access structure, and a sketch from the River Plan. 
 
Sincerely, 

 
Gina Gallino Cole 
Executive Director 
Bike Santa Cruz County  
333 Soquel Ave.,  
Santa Cruz, CA 95062  
(831) 425-0665 office 
(831) 840-1884 cell 
bikesantacruzcounty.org 
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Outdoor Yoga Class

Bike Rail at Cathcart and Elm Stairs

Food Truck Events Seat Wall Element

Embedded fun Element in Paving

Historic Medallion Tells the Story Linear Park w/ Seating Opportunities

Sculptual Objects

Edcational / Information Boards

Interactive Xylophone

String Light and Outdoor Dining

Seasonal Accent Overhead Light for Special Events Seasonal Accent Overhead Light for Holidays

Interactive Talk-tube for KidsExample of Embedded Words in Paving

Graphic Treatment on Stair Risers

Interactive Water Jets in Pavement

Interactive Water Jets in Pavement without Water

Grand Stairs with Raised PlantersPublic Open Space provides Seating and Social Opportunities

Farmer’s Market Events
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1. ELM STREET ENTRY
Stairs invite visitors to entry. Seatwall edges and accent planting / paving define entries.

2. CATHCART GRAND STAIRS
Terraced planter elements frame view to sculpture, drawing people to levee dinning and recreational opportunities.

3. CATHCART PLAZA AND LEVEE TRAIL
Interactive water jets in pavement, outdoor dining and seating elements enliven Cathcart Plaza at the Levee trail.

4. CATHCART PLAZA AND LEVEE TRAIL
Wide public walkways allow free pedestrian movement parallel to 
Levee trail connecting to mounded rubber seating area.

12

3
4
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5. LEVEE TRAIL
Looking South with seatwalls, mounded rubber surface, xylophone and flexible active spaces.

6. RELATIONSHIP OF RESIDENTIAL UNITS TO PUBLIC OPEN SPACE
Buffer planting between residential units and multi use flex area allows views and privacy.

7. MULTI USE FLEX AREA WITH VARIED SEATING OPPORTUNITIES AND UMBRELLAS
Movable furniture and umbrellas provide seating and flexibility when no formal events are programmed.

5
6

7

8. ELM PLAZA
View shows rainbow xylophone and historic markers to help 
draw public. Sliding security gate is only closed at night.

8
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9. FOOD TRUCK EVENT VIEW
Multi use flex area shown being used for a food truck event.

10. DANCE CLASS EVENT VIEW
Multi use flex area shown being used for a dance class.

12. ELM PLAZA
12 foot wide, paved levee path with edge striping at the 8-foot width 
mark. Central lawn area modulated by paving stripes with fun words 
embedded enliven the Levee trial. Potential yoga class in back-
ground.

9/10/11
12

11. FARMER’S MARKET EVENT VIEW
Multi use flex area shown being used as farmer’s market.

MULTI USE FLEX AREA EVENT SCHEMES
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13. LINEAR PARK
Educational / information boards tell story of the River, wildlife or historical moments. Flexible furniture and seatwall provide many seating opportunities.

13
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LEGENDEROSION CONTROL NOTESEROSION CONTROL NOTESEROSION CONTROL NOTES
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CORRUGATED
STEEL PANELS

148



149



150



151



152



LOT 1
FOR CONDOMINIUM PURPOSES

(175 RESIDENTIAL UNITS, 8 COMMERCIAL UNITS)
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CONSTRUCTION KEY NOTESGENERAL NOTES
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GENERAL NOTES
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LEGEND
TABLE 1

TREATMENT CONTROL MEASURE SUMMARY TABLE

TABLE 2
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TEE
A

ADS N-12 x SDR 35
TRANSITION COUPLING

8" PIPE RISER
CUT 8" BELOW
FINISH GRADE

STORM DRAIN LINE

12"x12" GALVANIZED
STEEL GRATE W/1/2"
SCREEN BELOW

LUBE GASKET AND
PIPE - SET TOP TO
GRADE AND ORIENT
GRATE TO MATCH
SURFACE
IMPROVEMENTS

TEE

P6
INLET TOP

(BOLT DOWN)

***FOR OVERFLOW AREA DRAIN - SET RIM
ELEVATION HIGHER THAN FINISH GRADE.
SEE PLANS FOR RIM ELEVATIONS.
PROVIDE COBBLE STONES AROUND DRAIN.

(SEE PLAN FOR PIPE SIZES)

A

A
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LOT 1
FOR CONDOMINIUM PURPOSES

(175 RESIDENTIAL UNITS, 8 COMMERCIAL UNITS)
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CONSTRUCTION KEY NOTESGENERAL NOTES
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GENERAL NOTES
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LEGEND
TABLE 1

TREATMENT CONTROL MEASURE SUMMARY TABLE

TABLE 2
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TEE
A

ADS N-12 x SDR 35
TRANSITION COUPLING

8" PIPE RISER
CUT 8" BELOW
FINISH GRADE

STORM DRAIN LINE

12"x12" GALVANIZED
STEEL GRATE W/1/2"
SCREEN BELOW

LUBE GASKET AND
PIPE - SET TOP TO
GRADE AND ORIENT
GRATE TO MATCH
SURFACE
IMPROVEMENTS

TEE

P6
INLET TOP

(BOLT DOWN)

***FOR OVERFLOW AREA DRAIN - SET RIM
ELEVATION HIGHER THAN FINISH GRADE.
SEE PLANS FOR RIM ELEVATIONS.
PROVIDE COBBLE STONES AROUND DRAIN.

(SEE PLAN FOR PIPE SIZES)

A

A

170



 

 

 

ATTACHMENT E 

 

DATE: August 29, 2020 

 

AGENDA OF: 

 

September 3, 2020 

DEPARTMENT: 

 

Planning & Community Development 

SUBJECT: ATTACHMENT E – HPC Staff Report of August 5, 2020 

  

 

Visit HPC Agenda for August 5, 2020 to review associated staff report, attachments, and public 

correspondence.  
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PLANNING COMMISSION 

AGENDA REPORT 
 

DATE: August 27, 2020 
AGENDA OF: 
 

September 3, 2020 

SUBJECT: 
 

A19-0006 – General Plan Zoning 
Ordinance Reconciliation 

Citywide 

 
Informational item referred by the City Council. 
 
 
This item was referred to the City’s Planning Commission by the City Council on August 25, 
2020. The original item considered by the City Council is the approval of a contract with Urban 
Planning Partners, Inc. and their team, to conduct a scope of work that will result in objective 
development standards for multi-family and mixed use housing. 
 
The City is limited by the Housing Accountability Act of 2019 to applying objective standards to 
proposals for multi-family housing applications, and further limited to applying only those 
standards which do not hinder a development proposal from achieving the maximum allowable 
number of housing units on a piece of property. The City currently employs only a few objective 
standards on these projects (height, number of stories, setbacks, minimum lot size, and in some 
cases a floor area ratio) and relies on subjective standards and design review permits to regulate 
the placement, bulk, and architectural features of multi-family and commercial projects including 
mixed use projects. 
 
The City received a grant from the State Housing and Community Development Department 
(HCD) to fund the creation of objective development standards to add to our zoning code to help 
regulate these housing projects. These funds will finance the consultant services described in the 
contract, as well as some of the City Staff time on the project. 
 
The City Council has referred this item to the Planning Commission as an informational item, to 
ensure that the Commission is aware of the project and prepared for their important advisory role 
in the coming months. The City Council voted to approve this item on the following motion: 
 
Motion carried to: 
 

• Direct the City Manager to execute the contract, in a form approved by the City Attorney, 
with Urban Planning Partners in the amount of $179,935 to procure consultant services 
to create Objective Development Standards for Mixed-Use and Multifamily Housing. 

• Authorize the City Manager to approve change orders not to exceed $23,300 for the 
optional parking tasks called out in the scope of work. 

• Direct staff to: 
o Invite the Planning Commission to significant outreach events and incorporate 

regular updates to the Planning Commission into the project schedule. 
o Invite Planning Commission input as the project progresses. 
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o Invite Planning Commissioners to attend public meetings in their official capacity 
as members of the Planning Commission, with publically noticed quorum, 
including Brown Act notification, so Planning Commissioners can attend. 

o Direct staff to send the approved documents to the Planning Commission to be 
reviewed at their first meeting in September. 

 
 
Submitted by: 
 
Sarah Neuse 
Senior Planner 

Approved by: 
 
Lee Butler 
Planning Director 

 
Matthew VanHua 
Principal Planner 
 
Attachments:  

1. August 25, 2020 City Council Item #20 
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City Council 

AGENDA REPORT 
 

DATE: August 13, 2020 
 
AGENDA OF: 
 

August 25, 2020 

DEPARTMENT: 
 

Planning & Community Development 

SUBJECT: Update on General Plan and Zoning Ordinance Reconciliation Effort and 
Approval of a Contract with Urban Planning Partners for Consultant 
Services on the Objective Standards Senate Bill 2 Grant (PL) 

  
 
RECOMMENDATION: 1) Direct the City Manager to execute the contract, in a form approved 
by the City Attorney, with Urban Planning Partners in the amount of $179,935 to procure 
consultant services to create Objective Development Standards for Mixed-Use and Multifamily 
Housing; 2) Authorize the City Manager to approve change orders not to exceed $23,300 for the 
optional parking tasks called out in the scope of work. and 3) Direct Staff to invite the Planning 
Commission to significant outreach events and incorporate regular updates to the Planning 
Commission into the project schedule. 
 
 
BACKGROUND: The City is currently operating with a zoning ordinance that does not fully 
implement the land use pattern envisioned by its General Plan. The 2030 General Plan  created 
three new Mixed-Use land use designations when it was adopted in 2012. The process to adopt 
zoning ordinance language that implements these new designations was paused in mid-2017 
amid community concern and was officially terminated by the City Council in August of 2019. 
 
Objective Standards Required by Housing Accountability Act of 2019 
Developing objective standards for multi-family and mixed use housing is a priority for the City 
now due to the State of California Housing Accountability Act of 2019 (HAA). The HAA 
requires the City to allow development at the capacities contained in the adopted General Plan 
and existing zoning ordinance for all sites that permit housing development. Where the General 
Plan standards allow for more housing than the zoning ordinance, the capacity allowed by the 
General Plan must be permitted. Further, any of the existing objective standards that prevent a 
housing project from achieving the maximum allowed number of dwelling units cannot be 
applied. 
 
The City currently relies on the design review process to guide most mixed-use housing and 
multi-family development proposals. The General Plan and zoning ordinance have only a limited 
number of objective standards that can be used to regulate the design of these sites. This is not 
the case in downtown or other select areas because the Downtown Plan, Mission Street Urban 
Design Plan, and Ocean Street Area Plan have a greater number of objective standards.   
 
The City applied for and received an SB2 grant from the State of California Department of 
Housing and Community Development to support the creation of a set of objective, measurable 
development standards that will apply to mixed-use and multi-family housing within the City. 
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The standards will make housing development more predictable and streamlined, which in turn 
could encourage the needed development of more housing. This project provides a process for 
developing objective design standards for consideration by the City Council. 
 
Consultant Procurement Process 
The City released a Request for Proposals in May 2020 (Attachment 2) and received four 
proposals from highly qualified firms on June 19th. After reviewing and scoring these proposals, 
City staff has selected a preferred vendor for these services. Staff recommends that the City 
Council direct the City Manager to execute the contract with Urban Planning Partners 
(Attachment 1). The attached contract contains the full project scope, schedule, and fee proposed 
for this project. 
 
DISCUSSION 
Proposal and Consultant Team 

 
Social Equity Focus 
Staff was looking for proposals that were technically sound, included a highly-qualified team, 
and which included a creative approach to the broad outreach effort desired by staff and the City 
Council. Each team provided the necessary technical skills in urban design, planning, and 
economic analysis. The proposal from Urban Planning Partners (UPP) stood out for its strong 
focus  on ensuring participation by City residents that have not previously been as involved with 
City government (including Spanish-speaking populations and households that may not have 
internet access). UPP provided an explicit social justice and anti-racist lens on the issue of 
housing availability and the history of exclusive zoning. This perspective is crucial in 
understanding the effects of our land use choices and how the current patterns and forms in our 
city create the challenges currently faced by many in the community. This thoughtful community 
engagement approach is detailed in Task 2 of the Scope. 
 
Development Feasilibility Analysis 
It is important for the consultant to review current development standards and ensure the new 
objective standards not only meet the design goals of the City but also are feasible for housing 
developers. The proposed scope includes a task to analyze the existing development regulations 
and anticipated development capacity of the land use designations created for Mixed-Use 
housing in the 2030 General Plan. The current Mixed-Use High Density (MXHD) designation 
has especially been at the center of most of the concerns the City has heard from residents. As 
discussed in the City Council report of January 28, 2020, Planning staff found that only one of 
the 91 parcels carrying this designation has submitted a formal entitlement to redevelop and the 
approved project includes significantly fewer housing units than are permitted under the 2030 
General Plan. The consulting team will identify the building sizes currently allowed and then 
work with local developers, architects, and the community to provide the City with an 
assessment of the likelihood that needed housing will be built on these MXHD properties. This 
assessment will be a key factor in deciding whether to initiate a project to amend the 2030 
General Plan and change the currently adopted land use pattern by moving some number of 
potential housing units from the Water Street and Soquel Avenue neighborhood to other 
locations in the City. This work will be conducted in the late fall of this year, as part of Task 3. 
 
Consultant Team 
The consultant team is headed by Urban Planning Partners (UPP), with sub-consultants Strategic 
Economics for economic analysis and InterEthnica for community outreach. The qualifications 
for each firm are listed below, taken from their proposal response:  
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Urban Planning Partners: Urban Design, Planning, and Project Coordination 
Urban Planning Partners is a policy and environmental planning firm that was established in 
2009. The firm is located in Downtown Oakland and is 100-percent woman-owned. Our mission 
is to help create better places in partnership with our clients and communities where we work. 
Our core values are: 

• We care. We have called the Bay Area home since our founding and love playing a 
part in shaping some of our favorite places. We take on projects that stir something in 
us, and it shows. 

• We collaborate. Projects are stronger when the development process is collaborative. 
Whether it’s working with one another, our sub-consultants, the community, or our 
clients, we believe in joining forces. 

• We reach. The potential for what we can do, not relying on what we’ve always done, 
is what motivates us. Reaching up and reaching out keeps our work innovative, our 
team engaged, and our approach inclusive. 

• We are real. We pride ourselves on telling it like it is. Our clients can count on us for 
honesty and practical guidance. 

 
Strategic Economics: Economic and Proforma Analysis 
Strategic Economics is a nationally recognized urban economics consulting firm. They 
providegovernmental entities, developers, community groups, and non-profit organizations with 
the economic analyses and strategic approaches necessary to create sustainable, high-quality 
places for people to live and work. Their areas of expertise include public finance, fiscal and 
economic impact analyses, economic development and retail strategies, market and feasibility 
analyses, real estate advisory services, and transit-oriented development. Strategic Economics 
excels at translating their technical work into materials that are accessible to any audience. 
Founded in 1998, Strategic Economics has 14 employees. They are a certified Women-Owned, 
Small Business, Alameda County Small Local Business, and California Small Business 
Enterprise. 

 
InterEthnica: Outreach 
Since 2004, InterEthnica has created multicultural marketing and public engagement campaigns 
designed to reach diverse populations throughout California. They excel in designing and 
implementing projects in over 50 languages, including English, Arabic, Spanish, Chinese, 
Vietnamese, Korean, and Tagalog and are especially effective in reaching low-income and 
Limited English Proficient (LEP) audiences. InterEthnica has developed a unique Total Market 
Approach to help government agencies effectively reach, clearly inform, actively engage, and 
encourage diverse communities to take action. The InterEthnica approach combines solid 
cultural research, community-based social marketing (CBSM), grassroots and grasstops 
techniques, cultural adaptation, public outreach and engagement, strong copywriting, and 
creative design. 
 
Scope of Work 
The consultant team has proposed a very deliberate scope and schedule for the project that will 
allow for City Council to review a set of proposed development standards in a little over a year 
from now, in the late fall of 2021. This timeline corresponds with the requirements of the SB2 
Grant funding source, which dictates that a final invoice must be submitted no later than 
February 2022. City staff believes this scope will achieve all the goals set forth for this project, 
and is looking forward to beginning work with the consultant team and City residents. This 
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summary of the scope is intended to provide an overview of the phases of the project. Full details 
are included as part of the contract in Attachment 1. 

 
1) Task 1: Information Gathering  

The City is interested in determining whether existing development standards and 
guidelines are a barrier to development of multi-family housing. Building from the 
information contained in adopted planning documents, the project team will gather 
further information to provide context into the existing economic, political, and 
regulatory environment for development in Santa Cruz.  

a. Task 1A:  Kick off Meeting   
b. Task 1B:  Planning Document Review 
c. Task 1C:  Existing Conditions Analysis 
 

2) Task 2: Community Engagement 
The equity and inclusion-based outreach plan will make the best effort to ensure that 
voices traditionally left out of the planning process are heard, and the anti-racist lens of 
our strategy will serve to contextualize the project in the segregationist history of urban 
planning and housing policy and the need for reforms to undo the harms of past policies.  

a. Task 2A:  Engagement Strategy 
b. Task 2B:  Identifying Engagement Methods 
c. Task 2C:  Implementation 

 
3) Task 3: Draft Objective Standards 

The test-fits will determine if there are physical factors preventing development from 
reaching the 2.75 FAR allowed in the General Plan. Strategic Economics will build a pro 
forma model that estimates the feasibility of three development prototypes under the 
City’s existing policies and standards.  
 
These findings will help the City understand what factors – physical, economic, and 
regulatory –  may be preventing properties with Mixed-Use General Plan land use 
designations from pursuing redevelopment. This understanding will inform the project, as 
we will use the objective standards to address development standards that may be 
subduing housing production. 

a. Task 3A: Test-fit Existing Objective Standards 
b. Task 3B:  Develop Draft Objective Standards 
c. Task 3C:  Visualize Draft Objective Standards 
d. Task 3D: Refine Draft Objective Standards 

 
4) Task 4: Public Hearings 

a. Planning Commission 
b. City Council 

 
The scoring committee was impressed by the thoroughness of the proposed scope, and in 
particular, by the approach to outreach and education throughout the process. UPP has an 
excellent track record of delivering complete and timely projects that bring urban design and 
land use planning together to meet the goals expressed by a community. Strategic Economics has 
worked on feasibility studies for other Bay Area municipalities and is currently working with the 
Santa Cruz Economic Development Department on the Economic Development Strategy, so they 
have familiarity with the City. InterEthnica has ample experience in successfully reaching 
diverse populations through a combination of cultural translation and culturally based social 
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marketing and ensuring that the voices of these populations are represented in project outcomes. 
City Staff is confident that this team will create a thorough and effective community process that 
will result in a set of development standards that balance the diverse needs of the community and 
allow for new housing that will enhance the qualities of Santa Cruz that we all value. 
 
Optional Tasks 
The proposed scope of work includes two optional tasks related to analysis of existing parking 
efficiency and recommended parking supply rates under Tasks 1 and 3 respectively. Planning 
staff is interested in maintaining the option to execute these tasks, without committing to them at 
this point. The analysis may or may not be necessary, based on the analysis by the Urban 
Designer in understanding the existing conditions under Task 1 and on the pro forma analysis 
conducted under Task 3. It is possible that the proposed scope will provide sufficient information 
related to parking, making a formal analysis by a traffic engineer unnecessary. However, staff is 
aware that the proposed objective standards will be reviewed by the California Coastal 
Commission prior to taking effect inside the Coastal Zone, and it may be useful to include a 
robust quantitative analysis of any recommended changes to parking rates. For these reasons, 
City staff is recommending that the Council authorize the City Manager to request completion of 
these optional tasks at a future date, at his discretion.  
 
Role of the Planning Commission 
Members of the Planning Commission have expressed interest in the Objective Development 
Standards process, and the City Council previously contemplated the Planning Commission’s 
role in the process. City staff wishes to ensure that the Planning Commission plays an 
appropriate role that adds value to the process of creating thorough and well-accepted 
development standards for multi-family housing. Staff has identified several factors below to 
consider in deciding the best role for the Planning Commission to play in this process. 
 
No CAC or TAC recommended 
None of the four proposals submitted for this project recommended using a Planning 
Commission subcommittee, Community Advisory Committee (CAC) or Technical Advisory 
Committee (TAC) for this project. Traditionally, using these types committees is  one possible  
way to effectively gather input from members of the community or technical trades (like 
architects, engineers, and other relevant experts), and they can serve as a foundational 
component of the community engagement approach. For example, the Corridors Plan effort used 
a CAC that included a subcommittee of the Planning Commission, and the meetings provided a 
venue for community input. These committees typically require a great investment of staff and 
consultant time as well as commitment from the members of the committee to maintain a high 
level of participation over the course of the project, which is not always easy. These committees 
also tend to reinforce traditional patterns of participation and are not approachable to a diverse 
range of citizens who may have time constraints, require language translation services, need 
accessibility accommodations, or do not feel empowered to express their point of view in these 
venues. 
 
Broad outreach is a City priority 
Given the City’s goal of having broad, inclusive, and thorough community engagement, all of 
the proposals recommended using less traditional outreach tools to ensure that City residents 
who have previously been excluded from participation are welcomed and encouraged to join this 
conversation.  
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This project to create objective development standards follows the work done on the terminated 
Corridors Plan, so City staff, Planning Commissioners, and City Councilmembers are aware that 
some community members are apprehensive about both the process and the outcomes. 
Unfortunately, the community outreach surrounding the Corridors Plan was not well received by 
the community, and many felt they were not heard, or that a minority of powerful voices 
dominated the conversation. Planning staff has noted that this sentiment was expressed by both 
proponents and opponents of the Corridors Plan. Therefore, staff is interested in creating a 
process that prioritizes equity and encourages participation of City residents that better represents 
the true diversity of Santa Cruz in terms of age, race, ethnicity, geographic location, tenancy, 
income level, physical ability, language, gender, employment status, educational attainment, 
interests, and many other factors. Empowering diverse voices is a valuable tool for increasing the 
likelihood that new housing meets the needs of all City residents, both now and in the future. The 
scope of work from UPP includes evaluation metrics to ensure that relevant constituencies and 
interests are represented, and incorporates additional targeted outreach if certain groups have not 
been successfully engaged. City staff has selected UPP and their team in part because of their 
impressive approach to community work and believe it will be very successful in the desired 
broad outreach approach. 
 
Time constraints 
This project is operating under a set of external constraints due to the funding source. The SB2 
Grant requires that the project to be completed by the end of 2021. The State has not extended 
this timeline in recognition of the coronavirus pandemic which caused delays in the early stages 
of the procurement process.   
 
If work starts in September, the consultant team will have just over one year to conduct the 
community outreach, perform the requisite spatial and economic analyses, draft proposed 
standards, refine the draft, and bring the final draft of development standards to public hearings 
with the Planning Commission and City Council. It is an ambitious schedule. The project team 
will need to operate efficiently and decisively in order to allow for a high level of broad 
community input and feedback while meeting project deadlines. Creating an additional hearing 
body or subcommittee to oversee the process will not add to that efficiency or decrease the 
amount of time spent on each task in the process.  
 
Recommended Planning Commission role 
Staff is recommending that the Planning Commission play an advisory role in the project with 
staff and consultants bringing detailed updates to the entire Commission at four key project 
milestones: 

• Deliverable of Task 2, the Community Engagement Strategy;  
• Results of Task 3A, the feasibility of the current development standards;  
• Presentation of Task 3C, the visualization of the draft standards; and  
• Formal hearing as part of Task 4  

 
Given that the project is intended to go to hearing in the fall of 2021, these four project 
milestones will approximately create quarterly opportunies to meaningfully advise on the project 
direction. Staff believes this organizes the project in an ideal fashion to allow for a great deal of 
Planning Commission involvement while also providing staff and the consultant the necessary 
efficiency to successfully complete the project.  
 
Commissioners will be notified of community engagement activities and invited to participate 
and follow the process as members of the general public (though a quorum of the Commission 
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attending any formal community meetings, even those held virtually, would likely trigger 
noticing as a formal Planning Commission meeting due to the requirements of the Brown Act). 
Staff will ensure that the Planning Commission is aware of opportunities to provide input into 
the process, will keep the Commission updated about the progress of the project, and will 
provide update reports as the project proceeds. Ultimately, the Draft Development Standards will 
be presented to the Planning Commission for a recommendation to the City Council in the fall of 
2021. Commission comments and its recommendation will inform the subsequent discussion by 
the City Council. This approach will ensure that the Planning Commission is: 1) informed about 
the process and the community sentiments about the proposed development standards; 2) 
provided the opportunity to participate in engagement activities to benefit from the progressive 
outreach plan; and 3) able to establish a relationship to the project through the many 
opportunities to provide input on it while allowing staff and consultants to work more efficiently 
and maintain a much desired broader community outreach approach.  
 
Next Steps 
Community Development staff will be providing updates to the City Council at key milestones 
and decision points over the course of the next 15 months of this project. The next update will be 
in the fall of this year to discuss the Community Engagement strategy developed by consultants 
working together with City staff. That update will provide an opportunity for the City Council to 
learn about and comment on the approach and schedule for collecting meaningful input from city 
residents.  
 
Conclusion 
Creating Objective Development Standards for multi-family housing will allow developers, 
neighbors, future residents, city staff and decision-makers to share a common understanding of 
how, where, and how much housing will be built in Santa Cruz over the coming years. By 
drafting thoughtful and thorough objective development standards, based on community needs 
and preferences and informed by economic impacts and physical constraints, the City will have 
the right tools to support the development of needed housing throughout the City. City staff and 
consultants will be relying on community members to engage with this process and share their 
needs, concerns, desires, and hopes for housing, and in return, staff is committed to delivering an 
efficient and productive process that will result in tangible improvements to the process and 
design of housing development. Urban Planning Partners and their team will bring a strong 
social justice lens to the conversation about housing and will work diligently to ensure equitable 
access to the planning process. The Planning Commission will play a key advisory role at 
various project milestones and receive updates from staff and consultants over the next year of 
the planning process. 
 
Environmental Review 
Approval of this contract does not constitute a project under CEQA.  The project itself will 
require separate environmental clearance at the time of Council’s final consideration.   
 
FISCAL IMPACT: The City has received an SB2 Grant in the amount of $310,000, payable on 
a reimbursement basis, to cover the cost of this contract as well as City Staff expenses related to 
the project to create objective development standards for multifamily and mixed-use housing. 
The contract in the amount of $179,935, assuming only non-optional tasks are conducted, will be 
paid by the Planning and Community Development Department, and reimbursed by the Grant 
funding source. The remaining approximately $130,000 in grant funding will go towards 
reimbursing staff time spent on the project, and these reimbursements will equate to General 
Fund salary cost savings. 
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Prepared by: 
 
Sarah Neuse 
Senior Planner 
 
Matthew VanHua, AICP 
Principal Planner 
 
 

Submitted by: 
 
Lee Butler, AICP 
Director of Planning & 
Community Development 

Approved by: 
 
Martín Bernal 
City Manager 

      
ATTACHMENTS:  

1. Contract including scope, fee, schedule 
2. Request for Proposals 

 
 
 

184



City of Santa Cruz Professional Services Agreement for Objective Standards 
  

 

 

  

Month Year Page 1 

PROFESSIONAL SERVICES AGREEMENT FOR 

OBJECTIVE DEVELOPMENT STANDARDS FOR MULTI-FAMILY AND MIXED USE HOUSING 

 

THIS AGREEMENT for professional services is made by and between the City of Santa Cruz (“City”) and Urban 

Planning Partners, Inc. (“Consultant”) (referred to individually as a “Party” and collectively, as the “Parties”) as 

of August 25, 2020  (the “Effective Date”). 

 

NOW, THEREFORE, in consideration of each other’s mutual promises, the Parties hereto agree as follows: 

 

 SECTION 1: SCOPE OF WORK 

Consultant will furnish services as defined and described in the Scope of Work, attached hereto as Attachment 2 

and incorporated herein. 

 

SECTION 2: RESPONSIBILITIES OF CONSULTANT 

All work performed by Consultant, or under Consultant’s direction, shall be rendered in accordance with the 

generally accepted practices, and to the standards of, Consultant's profession. Consultant represents and warrants 

that Consultant: (i) is fully experienced and properly qualified to perform the work and services provided for 

herein, (ii) has the financial capability required for the performance of the work and services, and (iii) is properly 

equipped and organized to perform the work and services in a competent, timely, and proper manner, in 

accordance with the requirements of this Agreement.    

 

Due to the funding source of this project, Consultant shall also conform to the requirements set forth in 

Attachment 1: SB2 Grant Agreement, particularly those requirements stated in Exhibits B and D of 

Attachment 1.  

 

Consultant shall not undertake any work beyond the Scope of Work set forth in Attachment 2 unless such 

additional work is approved in advance and in writing by City. The cost of such additional work shall be 

reimbursed to Consultant by City on the same basis as provided for in Section 4. 

 

If, in the performing the work, it is necessary to conduct field operations, security and safety of the job site will be 

the Consultant's responsibility excluding, nevertheless, the security and safety of any facility of City within the 

job site which is not under the Consultant's control. 

 

Consultant shall meet with Lee Butler, Director of the Planning and Community Development Department,  

hereinafter called "Director", or other designated and authorized City personnel, or third parties as necessary, on 

all matters connected with carrying out of Consultant’s services described in Attachment 2. Such meetings shall 

be held at the request of either Party. Review and City approval of completed work shall be obtained monthly, or 

at other intervals as may be mutually agreed upon during the course of this Agreement. 

 

 

SECTION 3: RESPONSIBILITIES OF THE CITY 

City shall make available to Consultant all necessary data and information in the City's possession and shall actively 

assist Consultant in obtaining such information from other agencies and individuals as needed. 

 

The Director may authorize a staff person to serve as his or her representative.  The work in progress shall be 

reviewed at such intervals as may be mutually agreed upon between the parties. The City will be the sole judge of 
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acceptable work. If the work is not acceptable, City will inform Consultant of the changes or revisions necessary 

to secure approval. 

 

Due to the funding source of this project, City shall also conform to the requirements set forth in Attachment 1: 

SB2 Grant Agreement, and shall be responsible for ensuring Consultant compliance with the relevant sections of 

Exhibits B and D to Attachment 1.  

 

 

SECTION 4: FEES AND PAYMENT 

For services actually performed, the City will compensate Consultant at the rates set forth in the Fee Schedule 

detailed in Attachment 4 and in accordance with the terms set forth therein. Payment for Consultant's services in 

carrying out the entire the Scope of Work shall be made within the budget limit, or limits shown, in Attachment 4. 

Such payment shall be considered the full compensation for all personnel, materials, supplies, and equipment used by 

Consultant in the Scope of Work.  

 

Consultant agrees that the payments to Consultant specified in this Section 4 will constitute full and complete 

compensation for all obligations assumed by Consultant under this Agreement. Where conflicts regarding 

compensation may occur, the provisions of this section apply.  

 

Variations from the budget for each task which are justified by statements indicating personnel time expended and 

submittal of a revised budget are allowed with prior City approval; however, in no event shall the total fee charged for 

the Scope of Work set forth in Attachment 2 exceed the budget of $179,935, not including optional tasks, or 

$203,235 if the optional tasks are authorized by the City Manager, without advance written City authorization in the 

form of an amendment or change order. 

 

Invoices shall be itemized in accordance with the State Program guidelines, which include, but are not limited to:  

 the project number: G502001 

 a description of the task performed and the related objective or deliverable outlined in Schedule F: Project 

Timeline and Budget, the Scope of Work.  

 Services timeframe  

 time worked by each class of employee on each task and the expenses incurred for which billing is made.  

 the percentage completion of each work task as identified in the Scope of Work in Attachment 2 and the 

overall percentage of completion of the total required services.  

 Supporting documentation:  Invoices muse be accompanied by reporting materials. Without the appropriate 

reporting materials invoices will not be paid. Supporting documentation may include, but is not limited to: 

receipts, registrations, progress reports including a written description of work performed to complete an 

objective or deliverable. 

 

Unless otherwise specified in the fee schedule, payments shall be made monthly by the City within 30 days based on 

itemized invoices from the Consultant which list the actual costs and expenses. Invoice requirements may be modified 

by the City and will be modified in writing if changes are necessary.  

 

All invoices shall contain the following affidavit signed by Consultant (if individual) or by a principal of 

Consultant’s firm (if Consultant is an entity): 

 

"I hereby certify [or as principal of Consultant] that the charge of (Insert invoice amount) as 

summarized above and shown in detail on the attachments is a fair and reasonable use of public 

funds, is in accordance with the terms of Agreement dated (Insert Agreement Date), and has not 

been previously paid." 
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SECTION 5: TRAVEL REIMBURSEMENT POLICY 

 The City agrees to reimburse Consultant and Consultant’s employees for travel expenses according to this policy.  

It is expected that all travel expenses incurred while conducting activities on behalf of the City will be at 

reasonable rates and that vendors will exercise prudence in incurring these expenses. The total fees and costs of 

Consultant’s services, including any travel expenses shall not exceed the amount described in the Fee Schedule.  

 

1.  Meals 

1.1 Meals are reimbursed at the current GSA Meals & Incidental per diem rate by county 

(www.gsa.gov/travel). The City does not reimburse for actual costs for meals. Reimbursement is based 

solely on per diem rates. Do not submit meal receipts.  

a) Travel before 8:00am qualifies for breakfast reimbursement. 

b) Travel between 8:00am – 1:30pm qualifies for lunch reimbursement. 

c) Travel between 1:30pm – 7:00pm (or later) qualifies for dinner reimbursement. 

d) Days between hotel stays and days starting before 8am and ending after 7pm, qualify for the full GSA 

Meals & Incidental per diem rate. 

 

2. Ground Transportation 

2.1 Ground transportation is reimbursable when it is for travel between the vendor’s place of business, their 

employee’s home, an airport, or Santa Cruz hotel to their City work location. 

a) Reasonable fees for taxis, shuttles, busses, trains, light rail, ride hailing services (Uber, Lyft), bike 

shares, and similar modes of transportation will be reimbursed. Receipts are required for 

reimbursement. 

b) Personal vehicles include vehicles owned by the vendor or their employees. 

c) Mileage will be reimbursed at the current IRS mileage rate. 

  

2.2 Evidence of automobile liability insurance meeting the City’s requirements must be provided. 

Maps showing starting point, City work location, and total miles are required for reimbursement. 

 

2.3   Car rentals are reimbursable when 

a) Travel is necessary from an airport, from a vendor’s place of business, or from an employee’s home 

to the City work location. 

b) The rental reservation is made as far in advance as is practical and the lowest possible price is 

obtained. 

c) The car is returned with a full tank of gas. 

d) The smallest vehicle necessary is rented. 

e) Parking expenses are included in the GSA Meals & Incidental per diem rate. The City will not pay 

additionally for parking expenses. 

f) Receipts are required for reimbursement. 

 

3. Lodging 

3.1 Lodging is reimbursable when the vendor must work on site for two or more consecutive days or a 

meeting goes past 10pm and the vendor’s place of business, or their employee’s home, is more than 60 

miles away from Santa Cruz. 

a) Lodging is reimbursed up to the current GSA rate by county (www.gsa.gov/travel).  

b) Costs for hotel rooms above this rate are the responsibility of the traveler. 

c) Receipts are required for reimbursement. 

4. General 

4.1 Travel expenses not listed above will not be reimbursed. 

4.2 Travel reimbursements are paid after the completion of travel. There are no travel advances. 
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4.3 Exceptions to any of the above requirements require advance written permission from the Department 

Head of the department contracting with the vendor. 

 

SECTION 6: CHANGES IN WORK 

City may negotiate changes in the Scope of Work. No changes in the Scope of Work shall be made without the City's 

written approval. Any change requiring compensation in excess of the sum specified in Attachment 3 shall be 

approved in advance in writing by the City.  Only City’s authorized representative(s) is authorized to approve changes 

to this Agreement on behalf of City.   

 

SECTION 7: TIME OF BEGINNING AND SCHEDULE FOR COMPLETION 

Consultant shall begin work upon its receipt of a written Notice to Proceed. The Notice to Proceed shall not be issued 

until after this Agreement has been approved and authorized by the City. 

 

The Work Schedule for completion of the work shall be as shown upon Attachment 3. In the event that major 

changes are ordered, the schedule for completion as stated in Attachment 3 will be adjusted by City so as to allow 

Consultant a reasonable period of time within which to complete any additional work which may be required as a 

result of the ordered changes. 

 

Neither party will be held responsible for delay or default caused by declared emergencies, natural disasters, or 

any other cause which is beyond the party's reasonable control. Consultant will, however, make all reasonable 

efforts to remove or eliminate such a cause of delay or default and will, upon the cessation of the cause, diligently 

pursue performance of its obligations in this Agreement. 

 

The City reserves the right to obtain the item(s) covered by this Agreement from another source during any on-

going suspension of service due to the circumstances outlined above. 

 

Consultant acknowledges that it is necessary for Consultant to complete its work on or before the completion date set 

forth in Attachment 4 in order to allow the City to achieve its objectives for entering into this Agreement. The Parties 

therefore agree that time is of the essence in the performance of this Agreement. 

 

SECTION 8: TERMINATION 

The City or Consultant may terminate the Agreement for convenience by providing written notice to the other 

party not less than 30 calendar days prior to an effective termination date.  
 

The City or Consultant may terminate the Agreement for material breach of agreement by providing written 

notice to the other party not less than 14 calendar days prior to an effective termination date.  
 

Upon notice of termination, the Consultant will immediately take action not to incur any additional obligations, 

costs or expenses, except as may be reasonably necessary to terminate its activities. The City’s only obligation to 

the Consultant will be just and equitable payment for services authorized by, and received to the satisfaction of, 

the City up to and including the effective date of termination. All finished or unfinished work or documents 

procured or produced under the Agreement will become property of the City upon the termination date. The City 

reserves the right to obtain services elsewhere, and the defaulting Consultant will be liable for the difference 

between the prices set forth in the terminated Agreement and the actual cost to the City. In no event will the City 

be liable for any loss of profits on the resulting agreement or portion thereof so terminated. After the effective 

date of termination, Consultant will have no further claims against the City under the Agreement. Termination of 

the Agreement pursuant to this paragraph may not relieve the Consultant of any liability to City for damages 

sustained by City because of any breach of Agreement by Consultant, and City may withhold any payments to 
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Consultant for the purpose of set-off until such time as the exact amount of damages due City from Consultant is 

determined. 
 

The rights and remedies provided in this section will not be exclusive and are in addition to any other rights and 

remedies provided by law or under the Agreement. 

 

SECTION 9: INSURANCE 

Prior to the beginning of and throughout the duration of the Agreement, Consultant will maintain and comply 

with the Insurance Requirements as set forth in Attachment 5. Consultant will insure the City against claims 

for injuries to persons or damages to property which may arise from or in connection with the performance of the 

work hereunder and the results of that work by Consultant, Consultant’s agents, representatives, employees or 

subcontractors. 

SECTION 10: INDEMNIFICATION 

 

Consultant agrees, to the fullest extent permitted by law, to indemnify, defend, and hold harmless the City, its 

officials, officers, employees, agents, and volunteers (collectively, “Indemnitees”), from and against any and all 

liability, claim, action, loss, injury, damage, judgment, or expense, including attorneys’ fees and costs (“Losses”) 

caused by or result from the negligence, recklessness, or willful misconduct of Consultant, Consultant’s officers, 

employees, agents, or subcontractors in any way related to this Agreement. Consultant’s duty to indemnify and 

hold harmless Indemnitees shall not apply to the extent such Losses are caused by the sole or active negligence or 

willful misconduct of Indemnitees, as determined by an adjudicatory body or court of competent jurisdiction. The 

obligation to defend shall arise regardless of any claim or assertion that Indemnitees caused or contributed to the 

Losses. 

 

In the event this Agreement involves the performance of design professional services by Consultant, Consultant’s 

officers, employees, agents, or subcontractors, Consultant’s costs to defend Indemnitees shall not exceed the 

Consultant’s proportionate percentage of fault per Civil Code §2782.8. This section shall survive the termination 

or expiration of this Agreement. 

 

 

SECTION 11: EQUAL EMPLOYMENT OPPORTUNITY/NON-DISCRIMINATION POLICIES 

City’s policies promote a working environment free from abusive conduct, discrimination, harassment, and 

retaliation; and require equal opportunity in employment for all regardless of race, religious creed (including 

religious dress and grooming practices), color, national origin (including language use restrictions), ancestry, 

religion, disability (mental and physical), medical condition, sex, gender (including gender identity and gender 

expression), physical characteristics, marital status, age, sexual orientation, genetic information (including family 

health history and genetic test results), organizational affiliation, and military or veteran status, or any other 

consideration made unlawful by local, State or Federal law. City requires Consultant to be in compliance with all 

applicable Federal and State and local equal employment opportunity acts, laws, and regulations and  

Consultant is responsible for ensuring that effective policies and procedures concerning the prevention of abusive 

conduct, discrimination, harassment, and retaliation exist in Consultant’s business organization. The City’s 

current Equal Employment Opportunity and Non-Discrimination policies to which this Section applies may be 

viewed at http://www.codepublishing.com/CA/SantaCruz/?SantaCruz09/SantaCruz0983.html and 

http://www.cityofsantacruz.com/home/showdocument?id=59192. 

 

SECTION 12: LEGAL ACTION/ATTORNEYS’ FEES 

If any action at law or in equity is brought to enforce or interpret the provisions of this Agreement, the prevailing 

party shall be entitled to reasonable attorneys’ fees in addition to any other relief. The laws of the State of California, 
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with jurisdiction in the Santa Cruz County Superior Court, shall govern all matters relating to the validity, 

interpretation, and effect of this Agreement and any authorized or alleged changes, the performance of any of its 

terms, as well as the rights and obligations of Consultant and the City. 

SECTION 13: AMENDMENTS 

This Agreement may not be amended in any respect except by way of a written instrument which expressly references 

and identifies this particular Agreement, which expressly states that its purpose is to amend this particular Agreement, 

and which is duly executed by the City and Consultant. Consultant acknowledges that no such amendment shall be 

effective until approved and authorized by the Director. No representative of the City is authorized to obligate the City 

to pay the cost or value of services beyond the scope of services set forth in Attachment 2.  Such authority is retained 

solely by the Director.  Unless expressly authorized by the Director, Consultant’s compensation shall be limited to 

that set forth in Attachment 3, Fee Schedule. 

 

 

SECTION 14: MISCELLANEOUS PROVISIONS 

1. Project Manager. Director reserves the right to approve the project manager assigned by Consultant to said work. 

No change in assignment may occur without prior written approval of the City. 

 

2.  Consultant Services Only. Consultant is employed to render professional services only and any payments made to 

Consultant are compensation solely for such professional services. 
 

3. Independent Contractor. In the performance of its work, it is expressly understood that Consultant, including 

Consultant's agents, servants, employees, and subcontractors, is an independent contractor solely responsible 

for its acts and omissions, and Consultant shall not be considered an employee of the City for any purpose.  
 

4. Consultant Not an Agent.  Except as City may specify in writing, Consultant shall have no authority, express 

or implied, to act on behalf of City in any capacity whatsoever as an agent.  Consultant shall have no 

authority, express or implied, pursuant to this Agreement to bind City to any obligation whatsoever. 
 

5.  Subcontractors. Subcontracting of work without prior approval of the City, may result in contract termination. 

If at any time, the City determines any subcontractor is incompetent or unqualified, Consultant will be 

notified and will be expected to immediately cancel the subcontract. Consultant shall require and verify that 

all subcontractors maintain insurance meeting all the requirements stated herein, and Consultant shall ensure 

that City of Santa Cruz, its officers, officials, employees, agents, and volunteers are additional insureds on 

insurance required from subcontractors.  
 

6.  Assignment. This Agreement shall not be assigned without first obtaining the express written consent of the 

Director or after approval of the City Council. Neither party may assign this Agreement unless this Agreement is 

amended in accordance with its terms.  
 

7. Conflicts of Interest. Consultant owes City a duty of undivided loyalty in performing the work and services under 

this Agreement.  Consultant on behalf of itself, its employees and subcontractors, covenants that it presently has 

no interest and shall not acquire any interest, direct or indirect, which would conflict in any manner or degree 

with the performance of services required to be performed under this Agreement.  Consultant acknowledges that 

it is aware of and agrees to comply with the provisions of the Political Reform Act, Section 1090 of the 

Government Code, and the City’s conflict of interest code.  Consultant will immediately advise City if Consultant 

learns of a conflicting financial interest of Consultant’s during the term of this Agreement.  Consultant owes City 

a duty of undivided loyalty in performing the work and services under this Agreement.   
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8. City Property. The work, or any portion, of Consultant in performing this Agreement shall become the property 

of City. The Consultant shall be permitted to retain copies or such work for information and reference in 

connection with the City's use.  All materials and work product, whether finished or unfinished, shall be delivered 

to City upon completion of contract services or termination of this Agreement for any reason.  Consultant agrees 

that all copyrights which arise from creation of project-related documents and materials pursuant to this 

Agreement shall be vested in the City and Consultant waives and relinquishes all claims to copyright or other 

intellectual property rights in favor of City.  Any work product related to this Agreement shall be confidential, not 

to be used by the Consultant on other projects or disclosed to any third party, except by agreement in writing by 

the City. 
 

9.  Consultant's Records. Consultant shall maintain accurate accounting records and other written documentation 

pertaining to the costs incurred for this project. Such records and documentation shall be kept available at 

Consultant's office during the period of this Agreement, and after the term of this Agreement for a period of three 

years from the date of the final City payment for Consultant's services. 
 

10. Compliance with Laws.  All activities of Consultant, its employees, subcontractors and/or agents will be carried 

out in compliance with all applicable federal, state and local laws. 
 

11. Licensure. Consultant warrants that Consultant, its subcontractors and/or agents (if any) has/have complied 

with any and all federal, state, and local licensing requirements and agrees to provide proof of a current City 

of Santa Cruz Business Tax Certificate if: 

 Consultant, its subcontractor(s) and agent(s) is/are located in the City of Santa Cruz;  

 Will perform physical work in the City of Santa Cruz for 6 or more days annually; or 

 Will use company vehicles to deliver within the City of Santa Cruz for 6 or more days annually.  

 For additional information and licensing requirements, view the City’s Business Licenses and Permits 

webpage or call the Revenue and Taxation division at 831/420-5070. 

12. Living Wage. Every contract for services to the City for $10,000 or more, is subject to City of Santa Cruz Living 

Wage Ordinance number 2000-25. The requirements of the Living Wage ordinance are provided in Santa Cruz 

Municipal Code Chapter 5.10. 

 

13. Intentionally Omitted.  

 

15. Dispute Resolution.  The Parties agree to attempt in good faith to resolve through negotiation any dispute, 

claim or controversy arising out of or relating to this Agreement. Either party may initiate negotiations by 

providing written notice in letter form to the other party, setting forth the subject of the dispute and the relief 

requested.  Promptly upon such notification, the Parties shall meet at a mutually agreeable time and place in 

order to exchange relevant information and perspective, and to attempt to resolve the dispute. In the event that 

no resolution is achieved, and if, but only if, the parties mutually agree, then prior to pursuing formal legal 

action, the parties shall make a good faith effort to resolve the dispute by non-binding mediation or 

negotiations between representatives with decision-making power, who, to the extent possible, shall not have 

had substantive involvement in the matters of the dispute.  To the extent that the dispute involves or relates to 

a public works project, the Parties agree to attempt to resolve the dispute by complying with the claims 

process as set forth in Public Contract Code section 9204(e). 
 

16. Force Majeure.  Neither party hereto shall be considered in default in the performance of its obligation 

hereunder to the extent that the performance of any such obligation, except the payment of money, is prevented 

or delayed by an act of God, natural disaster, pandemic, or other peril, which is beyond the reasonable control of 

the affected party.  Each party hereto shall give notice promptly to the other of the nature and extent of any 

Force Majeure claimed to delay, hinder or prevent performance of the services under this Agreement.  In the 

event either party is prevented or delayed in the performance of its respective obligation by reason of such Force 
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Majeure, there may be an equitable adjustment of the schedule and Consultant compensation based on City’s 

sole discretion. 
 

17. Complete Agreement. This Agreement, along with any attachments, is the full and complete integration of the 

parties’ agreement with respect to the matters addressed herein, and that this Agreement supersedes any previous 

written or oral agreements between the parties with respect to the matters addressed herein. 

 

18. Severability.  The unenforceability, invalidity or illegality of any provision(s) of this Agreement shall not render  

 the other provisions unenforceable, invalid or illegal. 

 

19. Waiver.  Waiver by any party of any portion of this Agreement shall not constitute a waiver of the same or any 

other portion hereof. 

 

20. Governing Law.  This Agreement shall be governed by and interpreted in accordance with California law. 
 

21. Contract Interpretation.  Each party acknowledges that it has reviewed this Agreement and that the normal rule of 

construction to the effect that any ambiguities are to be resolved against the drafting party shall not be employed 

in the interpretation of this Agreement. 

 

22. MacBride Principles/Peace Charter. City of Santa Cruz Resolution NS-19,378 (7/24/90) encourages all 

companies doing business in Northern Ireland to abide by the MacBride Principles and Peace Charter. 
 

23.  Intentionally Omitted. 

24. Notices.  If either party shall desire or is required to give notice to the other such notice shall be given in 

writing, via email or facsimile and concurrently by prepaid U.S. certified or registered postage, addressed to 

recipient as follows: 

 

To CITY: 

Planning and Community 

Development Department 

Sarah Neuse 

809 Center St, Rm 206 

Santa Cruz, CA  95060 

sneuse@cityofsantacruz.com 

831-420-5092 

To CONSULTANT: 

Urban Planning Partners 

Lynette Dias  

388 17th Street Suite 230 

Oakland, CA  94612 

ldias@up-partners.com 

510-251-8210 

 

25. Changes.  Changes to the above information shall be given to the other party in writing ten (10) business days 

before the change is effective. 

 

26. Counterparts. The parties may execute this Agreement in two or more counterparts, which shall, in the 

aggregate, be deemed an original but all of which, together, shall constitute one and the same instrument.  A 

scanned, electronic, facsimile or other copy of a party’s signature shall be accepted and valid as an original. 
 

27. Warranty of Authority. The signatories to this Agreement warrant and represent that each is authorized to 

execute this Agreement and that their respective signatures serve to legally obligate their respective 

representatives, agents, successors and assigns to comply with the provisions of this Agreement. 

 

[SIGNATURES ON FOLLOWING PAGE] 
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EXHIBIT A: SCOPE OF WORK 

 

[Fill in individually for each agreement or insert from Consultant’s proposal.] 

Approved As To Form: 

 

By:  ______________________________  Date:  __________________  

 City Attorney 

CONSULTANT 

 

By:  ______________________________  Date:  __________________  

 

Printed:  __________________________  Title:  _________________________  
  

CITY OF SANTA CRUZ  

 

By:  ______________________________  Date:  __________________  

        Martín Bernal 

        City Manager 
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ATTACHMENT 2: SCOPE OF SERVICES 
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ATTACHMENT 3: FEE SCHEDULE 

 

Urban Planning Partners is proposing to prepare Objective Development Standards for Multi-Family and 

Mixed-Use Housing. Our estimated fee for completion of the scope of work set forth in this 

proposal is $179,935. 

 

With optional tasks included the estimated fee would be $203,235. 

 

A detailed breakdown of the estimated fee is provided in Table 1. We would undertake the work on a 

time-and-materials basis, with an estimated not-to-exceed amount without prior authorization. 
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ATTACHMENT 4: WORK SCHEDULE 

 

Assuming work begins in September 2020 we can finish in early November 2021, one month ahead of 

the desired end date. See Figure 1 for our recommended schedule. 

 

UPP is well equipped to provide flexible and consistent service even with unforeseen or unexpected 

circumstances. When we take on a project, we ensure that our staff has the time and support to complete 

the highest quality deliverables in a timely manner and within a pre-arranged and agreed upon schedule. 

We review staff allocations weekly and look 2-3 weeks ahead to ensure each team member has ample 

time to commit to their assigned projects and clients. We are always willing to go the extra mile to make 

sure we can adjust and meet the expectations of our client if schedules or timelines change. In the event 

the project falls behind in meeting a milestone date for any reason, we are dedicated to putting in extra 

effort or finding efficiencies later down the line to get back on track. 
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ATTACHMENT 5: INSURANCE REQUIREMENTS 
 

A. CERTIFICATE REQUIREMENTS 

The City will be issued a Certificate of Insurance (a Memorandum of Understanding will not be accepted) 

with the following minimum requirements: 

1. Certificate(s) will show current policy number(s) and effective dates, 

2. Coverage and policy limits will meet, or exceed, requirements below, 

3. The Certificate Holder will be City of Santa Cruz, Risk Management, 333 Front St., Suite 200, Santa 

Cruz, CA 95060, 

4. Certificate will be signed by an authorized representative, 

5. An endorsement will be provided to show the City, its officers, officials, employees, and volunteers as 

additional insureds. 

B. MINIMUM SCOPE AND LIMITS OF INSURANCE  

Consultant acknowledges that the insurance coverage and policy limits set forth in this section constitute the 

minimum amount of coverage required. The City will be entitled to coverage for the highest limits maintained 

by Consultant. Coverage will be at least as broad as: 

1. COMMERCIAL GENERAL LIABILITY (CGL): $1,000,000 PER OCCURRENCE 

1.1.1. Proof of coverage for $1 Million per occurrence including products and completed operations, 

property damage, bodily injury, personal and advertising injury will be provided on Insurance 

Services Office (ISO) Form CG 00 01 covering CGL. If a general aggregate limit applies, either 

the general aggregate limit will apply separately to this project/location or the general aggregate 

limit will be at least twice the required occurrence limit.  

2. PROFESSIONAL LIABILITY (ERRORS AND OMISSIONS): $2,000,000 PER OCCURRENCE OR CLAIM, 

$2,000,000 AGGREGATE. 

2.1.1. Consultant will maintain insurance appropriate to Consultant’s profession; with limit no less 

than $2,000,000 per occurrence or claim, $2,000,000 aggregate. Insurance must be maintained 

and evidence of insurance must be provided for at least five (5) years after date of completion of 

the services under this Agreement.  If coverage is canceled or non-renewed and not replaced 

with another claims-made policy form with a Retroactive Date prior to the contract effective 

date or start of work date, Consultant must purchase “extended reporting” coverage for a 

minimum of five (5) years after completion of contract work. 

3. AUTOMOBILE LIABILITY:  

3.1.1. Proof of coverage for $1,000,000 provided on ISO Form Number CA 00 01 covering any auto 

(Code 1), or if Consultant has no owned autos, hired, (Code 8) and non-owned autos (Code 9), 

per accident for bodily injury and property damage.  

4. WORKERS’ COMPENSATION AS REQUIRED BY THE STATE OF CALIFORNIA, WITH STATUTORY LIMITS, AND 

EMPLOYER’S LIABILITY INSURANCE: $1,000,000 per accident for bodily injury or disease. The Worker’s 

Compensation policy must be endorsed with a waiver of subrogation in favor of the City for all work 

performed by the Consultant and Consultant’s employees. 

If Consultant maintains broader coverage and/or higher limits than the minimums shown above, the City of 

Santa Cruz requires and shall be entitled to the broader coverage and/or higher limits maintained by 

Consultant. Any available insurance proceeds in excess of the specified minimum limits of insurance and 

coverage shall be available to the City of Santa Cruz. 

 

C. OTHER INSURANCE PROVISIONS  

The insurance policies are to contain, or be endorsed to contain, the following provisions:  

 ADDITIONAL INSURED STATUS  
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The City, its officers, officials, employees and volunteers are to be covered as additional insureds on the 

CGL policy with respect to liability arising out of work or operations performed by or on behalf of 

Consultant including materials, parts, or equipment furnished in connection with such work or operations. 

General liability coverage will be provided in the form of an endorsement to Consultant’s insurance at 

least as broad as ISO Form CG 20 10 11 85, or if not available, through the addition of both CG 20 10 

and CG 20 37 (if a later edition is used).  

 PRIMARY COVERAGE 

For any claims related to this agreement, Consultant’s General Liability and Automobile Liability 

insurance coverage will be primary insurance as respects the City, its officers, officials, employees, and 

volunteers. Any insurance or self-insurance maintained by the City, its officers, officials, employees, or 

volunteers will be excess of Consultant’s insurance and will not contribute with it.  

 NOTICE OF CANCELLATION  

Each insurance policy required above shall state that the coverage shall not be canceled, except with 

notice to the City. 

 WAIVER OF SUBROGATION  

Consultant hereby grants to the City a waiver of any right to subrogation which any insurer of said 

Consultant may acquire against the City by virtue of the payment of any loss, including attorney’s fees 

under such insurance. Consultant agrees to obtain any endorsement that may be necessary to effect this 

waiver of subrogation, but this provision applies regardless of whether or not the City has received a 

waiver of subrogation endorsement from the insurer.  

 SELF-INSURED RETENTIONS  

Any self-insured retentions must be declared to and approved by the City. City may require Consultant to 

purchase coverage with a lower retention or provide proof of ability to pay losses and related expenses.  

The policy language shall provide, or be endorsed to provide, that the self-insured retention may be 

satisfied by either the named insured or City.  

 ACCEPTABILITY OF INSURERS  

Insurance is to be placed with insurers with a current A.M. Best’s rating of no less than A:VII, unless 

otherwise acceptable to the Entity.  

 CLAIMS MADE POLICIES 

If any of the required policies provide coverage on a claims-made basis: 

1. The Retroactive Date must be shown and must be before the date of the contract or the beginning of 

contract work. 

2. Insurance must be maintained and evidence of insurance must be provided for at least five (5) years after 

completion of the contract of work. 

3. If coverage is canceled or non-renewed, and not replaced with another claims-made policy form with a 

Retroactive Date prior to the contract effective date, the Consultant must purchase “extended reporting” 

coverage for a minimum of five (5) years after completion of contract work. 

 VERIFICATION OF COVERAGE  

Consultant will furnish the City with original certificates and amendatory endorsements or copies of the 

applicable policy language effecting coverage required by this clause. All certificates and endorsements 

are to be received and approved by the City before work commences. However, failure to obtain the 

required documents prior to the work beginning will not waive the Consultant’s obligation to provide 

them. The City reserves the right to require complete, certified copies of all required insurance policies, 

including endorsements required by these specifications, at any time. 
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D. SUBCONTRACTORS 

Consultant shall require and verify that all subcontractors maintain insurance meeting all the requirements 

stated herein, and Contractor shall ensure that City is an additional insured on insurance required from 

subcontractors. 

 

E. SPECIAL RISKS/CIRCUMSTANCES 
City reserves the right to modify these requirements, including limits, based on the nature of the risk, 

prior experience, insurer, coverage, or other special circumstances. 
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Exhibit A  

 

 
 

AUTHORITY. PURPOSE AND SCOPE OF WORK 
 
 

1. Authority 
 

Pursuant to Health and Safety Code section 50470, subdivision (b)(1)(A), the State of 
California Department of Housing and Community Development (the "Department" or 
"State") has established the Planning Grants Program ("PGP; or the "Programn as defined 
in Section 102 of the Guidelines) for Local Governments and Localities. This Standard 
Agreement, along with all its exhibits (the "Agreemenr), is entered into under the authority 
of, and in furtherance of, the purpose of the Program. Pursuant to Health and Safety Code 
Section 50470, subdivision (d), the Department has issued the Senate Bill 2 Planning 
Grants Program Year 1 Guidelines (the "Guidelines") dated December 2018 governing the 
Program, and a Notice of Funding Availability C'NOFAn) dated March 28, 2019. 

 

2. Purpose 
 

In accordance with the authority cited above, the Grantee has been awarded financial 
assistance in the form of a grant from the Program. The Department has agreed to make 
the grant to provide financial assistance for the preparation, adoption and implementation 
of a plan for Accelerating Housing Production and Streamlined Housing Production (as 
defined in Section 102 of the Guidelines) pursuant to the terms of the Guidelines, the 
NOFA, and this Agreement. By entering into this Agreement and thereby accepting the 
award of the Program funds, the Grantee agrees to comply with the terms and conditions 
of the Guidelines, the NOFA, this Agreement, the representations contained in the 
application, and the requirements of the authority cited above. Based on the 
representations made by the Grantee, the State shall provide a grant in the amount shown 
in Exhibit B, Section 2. 

 
3. Definitions 

Terms herein shall have the same meaning as definitions in Section 102 of the Guidelines. 

4. Scope of Work 

Update planning documents, entitlement processes or zoning ordinances in accordance 
with the Grantee's Schedule F: Project Timeline and Budget, as provided by the Grantee 
in the SB 2 Planning Grant Program application used for subsequent approval by the 
Department. 

 

6. Department Contract Coordinator 
 

The Contract Coordinator of this Agreement for the Department is the Housing Policy 
Development Manager, or the Manager's designee. Unless otherwise informed, any 
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notice, report, or other communication required by this Agreement shall be mailed by first 
class mail to the Department Contract Coordinator at the following address: 

 
Department of Housing and Community Development 

Housing Policy Development 
Land Use Planning Unit 

Attention: PGP Program Manager 
2020 West El Camino Avenue, Suite 500 

Sacramento, CA 95833 
P. 0.  Box 952050 

Sacramento, CA 94252-2050 
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BUDGET DETAIL AND PAYMENT PROVISIONS 

 
1. Application for funds 

A. The Department is entering into this Agreement on the basis of, and in reliance on 
facts, information, assertions and representations contained in the Application and 
any subsequent modifications or additions thereto approved by the Department. 
The Application and any approved modifications and additions thereto are hereby 
incorporated into this Agreement. 

 
B. The Grantee warrants that all information, facts, assertions and representations 

contained in the Application and approved modifications and additions thereto are 
true, correct, and complete to the best of the Grantee's knowledge. In the event 
that any part of the Application and any approved modification and addition thereto 
is untrue, incorrect, incomplete, or misleading in such a manner that would 
substantially affect the Department's approval, disbursement, or monitoring of the 
funding and the grant or activities governed by this Agreement, the Department 
may declare a breach hereof and take such action or pursue such remedies as are 
provided for breach hereof. 

 
2. Grant and Reimbursement Limit 

The maximum total amount granted and reimbursable to the Grantee pursuant to this 
Agreement shall not exceed $310,000. 

3. Grant Timelines 

A. This Agreement is effective upon approval by all parties and the Department, which 
is evidenced by the date signed by the Department on page one, Standard 
Agreement, STD 213 (the "Effective Date"). 

B. All Grant funds must be expended by June 30, 2022. 

C. The Grantee shall deliver to the Department all final invoices for reimbursement 
on or before February 28, 2022, to ensure meeting the June 301   2022 deadline. 
Under special circumstances, as determined by the Department, the Department 
may modify the February 28, 2022 deadline. 

 
D. It is the responsibility of the Grantee to monitor the project and timeliness of draws 

within the specified dates. 
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4. Allowable Uses of Grant Funds 

A. The Department shall not award or disburse funds unless it determines that 
the grant funds shall be expended in compliance with the terms and provisions of 
the Guidelines, the NOFA, and this Agreement. 

 
B. Grant funds shall only be used by the Grantee for project activities approved by 

the State that involve the preparation and adoption of project activities as stated in 
the scope of work, project description, project timeline and other parts of the 
application, and eligible activities and uses pursuant to Article Ill of the Guidelines. 

 
C. Grant funds may not be used for administrative costs of persons employed by the 

Grantee for activities not directly related to the preparation and adoption of the 
proposed activity. 

 
D. The Grantee shall use no more than 5 percent of the total grant amount for costs 

related to administration of the project. 
 

E. A Grantee that receives funds under this Program may use a subcontractor. The 
subcontract shall provide for compliance with all the requirements of the Program. 
The subcontract shall not relieve the Grantee of its responsibilities under the 
Program. 

 
F. After the contract has been executed by the Department and all parties, approved 

and eligible costs for eligible activities may be reimbursed for the project(s) upon 
completion of deliverables in accordance with Schedule F: Project Timeline and 
Budget and the Statement of Work and subject to the terms and conditions of this 
Agreement. 

G. Only approved and eligible costs Incurred for work mmr the NOFA date, continued 
past the date of execution and acceptance of the Standard Agreement and 
completed during the grant term will be reimbursable. 

 
H. Approved and eligible costs incurred Q[iQ[ to the NOFA date are ineligible. 

 
5. Performance 

The Grantee shall take such actions, pay such expenses, and do all things necessary to 
complete the scope of work specified in Exhibit A and as incorporated by the SB 2 
Program application in accordance with the schedule for completion set forth therein and 
within the terms and conditions of this Agreement. 
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6.  Fiscal Administration 

A. The Grantee is responsible for maintaining records which fully disclose the 
activities funded by the PGP grant. Adequate documentation for each 
reimbursable transaction shall be maintained to permit the determination, 
through an audit if requested by the State, of the accuracy of the records and 
the allowability of expenditures charged to PGP grant funds. If the allowability 
of expenditure cannot be determined because records or documentation are 
inadequate, the expenditure may be disallowed, and the State shall determine 
the reimbursement method for the amount disallowed. The State's 
determination of the allowabllity of any expense shall be final, absent fraud, 
mistake or arbitrariness. 

 
B. Work must be completed prior to requesting reimbursement. The Department 

may make exceptions to this provision on a case by case basis. In unusual 
circumstances, the Department may consider alternative arrangements to 
reimbursement and payment methods based on documentation 
demonstrating cost burdens, including the inability to pay for work. 

 
C. Prior to receiving reimbursement, the Grantee shall submit the following 

documentation: 
 

1) Government Agency Taxpayer ID Form (GovTIN; Fi$cal form); 
 

2) A Request for Funds on a form provided by the Department; and 
 

3) Any and all documentation requested by the Department in the form and 
manner as outlined in the following subsection D. 

 
D. Grantee shall submit all required reimbursement documentation to the 

following address: 
 

Department of Housing and Community 
Development Housing Policy 
Development 

Land Use Planning Unit 
Attention: PGP Program 
Manager 

2020 West El Camino Avenue, Suite 500 
Sacramento, CA 95833 

P. 0. Box 952050 
Sacramento,  CA 94252-2050 

 
E. The Grantee shall submit invoices for reimbursement to the Department 

according to the following schedule: Page4of5 
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1) At maximum, once per quarter; or 

2) Upon completion of a deliverable, subject to the Department's 
approval; and 

3) At minimum, one invoice for reimbursement annually. 

The Department will use the 2019 calendar year beginning with January, with 
first requests for reimbursement accepted on or after September 30, 2019. 

 
F. The request for reimbursement must be for a minimum of 15 percent of the 

maximum grant amount awarded. The Department may consider exceptions 
to the minimum amount requested on a case-by-case basis. All invoices 
shall reference the contract number and shall be signed and submitted to 
the Department's Program Manager at the address provided above in 
Section 6, item D of Exhibit 8. Invoices shall include at a minimum the 
following information: 

 
1) Names of the Grantee's personnel performing work; 

 
2) Dates and times of project work; 

 
3) Itemized costs in accordance with the Schedule F: Project Timeline 

and Budget and Statement of Work, Including identification of each 
employee, contractor, subcontractor staff who provided services 
during the period of the invoice, the number of hours and hourly rates 
for each of the Grantee's employees, contractor{s), sub-recipient(s) 
or subcontractor's staff member(s), authorized expenses with 
receipts, and contractor, sub-recipient and subcontractor invoices; 
and 

 
4) Any other documents, certifications, or evidence deemed necessary 

by the Department prior to disbursement of grant funds. 
 

G. The Department will reimburse the Grantee directly for all allowable 
project costs as promptly as the Department's fiscal procedures permit 
upon receipt of an itemized signed invoice. 

 
H. The Department recognizes that budgeted deliverable amounts are based 

upon estimates. Grantees may request, in writing, a budget adjustment 
across deliverables subject to written approval by the Department, as long 
as the total budget does not exceed the maximum amount awarded to the 
Grantee. 

 
I. Grant funds cannot be disbursed until this Standard Agreement has been 
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fully executed.
 

J. Grant fund payments will be made on a reimbursement basis; advance 
payments are not allowed. The Grantee, its subcontractors and all partners, 
must have adequate cash flow to pay all grant-related expenses prior to 
requesting reimbursement from the Department. The Department may 
consider alternative arrangements to reimbursement and payment methods 
based on documentation demonstrating cost burdens, including the inability to 
pay for work pursuant to Section 601(f) of the Guidelines. 

 
K. The Grantee will be responsible for compiling and submitting all invoices, 

supporting documentation and reporting documents. Invoices must be 
accompanied by reporting materials where appropriate. Invoices without the 
appropriate reporting materials will not be paid. 

 
1) Supporting documentation may include, but is not limited to; purchase 

orders, receipts, progress payments, subcontractor invoices, timecards, 
or any other documentation as deemed necessary by the Department to 
support the reimbursement to the Grantee for expenditures incurred. 

 
L. The Grantee will submit for reimbursements to the Department based on 

actual costs incurred, and must bill the State based on clear and completed 
objectives and deliverables as outlined in the application, in Schedule F: 
Project Timeline and Budget, the Statement of Work, and/or any and all 
documentation incorporated into this Standard Agreement and made a part 
thereof. 

 
M. The Department may withhold 10 percent of the grant until grant terms have been 

fulfilled to the satisfaction of the Department. 
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PGP TERMS AND CONDITIONS 
 
 

1. Reporting 
 

A. During the term of the Standard Agreement the Grantee shall submit, upon 
request of the Department, a performance report that demonstrates satisfaction 
of all requirements identified in this Standard Agreement. 

 
B. Upon completion of all objectives and deliverables required to fulfill this contract 

pursuant to Schedule F: Project Timeline and Budget and the Scope of Work, 
Exhibit A, Section 4, and as referred to in Exhibit B, Section 6, subsection K. 
within this Standard Agreement, the Grantee shall submit a final close out report 
in accordance with Section 604, subsection (b), and as instructed in Attachment 3 
of the December 2018 Planning Grants Program Guidelines. The close out report 
shall be submitted with the final invoice by the end of the grant term as listed in 
Exhibit B, Section 3, subsection C. 

 
2. Accounting Records 

 
A. The Grantee, its staff, contractors and subcontractors shall establish and· 

maintain an accounting system and reports that properly accumulate incurred 
project costs by line. The accounting system shall conform to Generally Accepted 
Accounting Principles (GAAP), enable the determination of incurred costs at 
interim points of completion, and provide support for reimbursement payment 
vouchers or invoices. 

 
B. The Grantee must establish a separate ledger account for receipts and 

expenditures of grant funds and maintain expenditure details in accordance with 
the scope of work, project timeline and budget. Separate bank accounts are not 
required. 

 
C. The Grantee shall maintain documentation of its normal procurement policy and 

competitive bid process (including the use of sole source purchasing), and 
financial records of expenditures incurred during the course of the project in 
accordance with GAAP. 

 
D. The Grantee agrees that the state or designated representative shall have the 

right to review and to copy any records and supporting documentation 
pertaining to the performance of the Standard Agreement. 

 
E. Subcontractors employed by the Grantee and paid with moneys under the terms 

of this Standard Agreement shall be responsible for maintaining accounting 
records as specified above. 
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3. Audits 
 

A. At any time during the term of the Standard Agreement, the Department may 
perform or cause to be performed a financial audit of any and all phases of the 
award. At the Department's request, the Grantee shall provide, at its own expense, a 
financial audit prepared by a certified public accountant. The State of Califomia has 
the right to review project documents and conduct audits during and over the project 
life. 

 
1) The Grantee agrees that the Department or the Department's designee shall 

have the right to review, obtain, and copy all records and supporting 
documentation pertaining to performance of this Agreement. 

 
2) The Grantee agrees to provide the Department or the Department's designee, 

with any relevant information requested. 
 

3) The Grantee agrees to permit the Department or the Department's designee 
access to its premises, upon reasonable notice, during normal business hours 
for the purpose of interviewing employees who might reasonably have 
information related to such records and inspecting and copying such books, 
records, accounts, and other material that may be relevant to a matter under 
investigation for the purpose of determining compliance with statutes, Program 
guidelines, and this Agreement. 

 
B. If a financial audit is required by the Department, the audit shall be performed by an 

independent certified public accountant. Selection of an independent audit firm shall 
be consistent with procurement standards contained in Exhibit D, Section 8 
subsection A. of this Standard Agreement. 

 
1) The Grantee shall notify the Department of the auditor's name and address 

immediately after the selection has been made. The contract for the audit 
shall allow access by the Department to the independent auditor's working 
papers. 

 
2) The Grantee is responsible for the completion of audits and all costs of 

preparing audits. 
 

3) If there are audit findings, the Grantee must submit a detailed response 
acceptable to the Department for each audit finding within 90 days from the 
date of the audit finding report. 

 
C. The Grantee agrees to maintain such records for possible audit after final payment 

pursuant to Exhibit D, Section 3, subsection E. below, unless a longer period of 
records retention is stipulated. 

 
1) If any litigation, claim, negotiation, audit, monitoring, inspection or other action 

has been started before the expiration of the required record retention period, 
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all records must be retained by the Grantee, contractors and sub-contractors 
until completion of the action and resolution of all issues which arise from it. The 
Grantee shall include in any contract that it enters into in an amount exceeding 
$10,000, the Department's right to audit the contractor's records and interview their 
employees. 

 

2) The Grantee shall comply with the caveats and be aware of the penalties for 
violation of fraud and for obstruction of investigation as set forth in California 
Public Contracts Code Section 10115.10. 

 
D. The determination by the Department of the eligibility of any expenditure shall be final. 

 
E. The Grantee shall retain all books and records relevant to this Agreement for a minimum 

of (3) three years after the end of the term of this Agreement. Records relating to any and 
all audits or litigation relevant to this Agreement shall be retained for five years after the 
conclusion or resolution of the matter. 

 
4. Remedies of Non-performance 

A     Any dispute  concerning a question of fact arising under this Standard Agreement that is  not 
disposed of by agreement shall be decided by the Department's Housing Policy 
Development Manager, or the Manager's designee, who may consider any written or 
verbal evidence submitted by the Grantee. The decision of the Department's Housing 
Policy Development Manager or Designee shall be the Department's final decision 
regarding the dispute. 

B. Neither the pendency of a dispute nor its consideration by the Department will excuse the 
Grantee from full and timely performance in accordance with the terms of this standard 
Agreement. 

 
C. In the event that it is determined, at the sole discretion of the Department, that the Grantee 

is not meeting the terms and conditions of the Standard Agreement, immediately upon 
receiving a written notice from the Department to stop work, the Grantee shall cease all 
work under the Standard Agreement. The Department has the sole discretion to determine 
that the Grantee meets the terms and conditions after a stop work order, and to deliver a 
written notice to the grantee to resume work under the Standard Agreement. 

 
D. Both the Grantee and the Department have the right to terminate the Standard Agreement 

at any time upon 30 days written notice. The notice shall specify the reason for early 
termination and may permit the grantee or the Department to rectify any deficiency(ies) 
prior to the early termination date. The Grantee will submit any requested documents to 
the Department within 30 days of the early termination notice. 

 
E. There must be a strong implementation component for the funded activity through this 

Program, including, where appropriate, agreement by the locality to formally adopt the 
completed planning document. Localities that do not formally adopt the funded activity 
could be subject to repayment of the grant. 

 
F. The following shall each constitute a breach of this Agreement: 
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1) Grantee's failure to comply with any of the terms and conditions of this Agreement. 

 
2) Use of, or permitting the use of, grant funds provided under this Agreement for any 

ineligible costs or for any activity not approved under this Agreement. 
 

3) Any failure to comply with the deadlines set forth in this Agreement unless approved 
by the Program Manager. 

 
G. In addition to any other remedies that may be available to the Department in law or equity 

for breach of this Agreement, the Department may at its discretion, exercise the following 
remedies: 

 
1) Disqualify the Grantee from applying for future PGP Funds or other Department 

administered grant programs; 
 

2) Revoke existing PGP award(s) to the Grantee; 
 

3) Require the return of unexpended PGP funds disbursed under this Agreement; 
 

4) Require repayment of PGP Funds disbursed and expended under this agreement; 
 

5) Seek a court order for specific performance of the obligation defaulted upon, or the 
appointment of a receiver to complete the obligations in accordance with the PGP 
Program requirements; and 

 
6) Other remedies available at law, or by and through this agreement. All remedies 

available to the Department are cumulative and not exclusive. 
 

7} The Department may give written notice to the Grantee to cure the breach or 
violation within a period of not less than 15 days. 

 
5. Indemnification 

 
Neither the Department nor any officer or employee thereof is responsible for any injury, damage 
or liability occurring by reason of anything done or omitted to be done by the Grantee, its officers, 
employees, agents, its contractors, its sub-recipients or its subcontractors under or in connection 
with any work, authority or jurisdiction conferred upon the Grantee under this Standard 
Agreement. It is understood and agreed that the Grantee shall fully defend, indemnify and save 
harmless the Department and all of the Department's staff from all claims, suits or actions of every 
name, kind and description brought forth under, including, but not limited to, tortuous, contractual, 
inverse condemnation or other theories or assertions of liability occurring by reason of anything 
done or omitted to be done by the Grantee, its officers, employees, agents contractors, sub- 
recipients, or subcontractors under this Standard Agreement. 

 
6. Waivers 

 
No waiver of any breach of this Agreement shall be held to be a waiver of any prior or subsequent 
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breach. The failure of the Department to enforce at any time the provisions of this Agreement, or 
to require at any time, performance by the Grantee of these provisions, shall in no way be 
construed to be a waiver of such provisions nor to affect the validity of this Agreement or the right 
of the Department to enforce these provisions. 

 

7. Relationship of Parties . 
It is expressly understood that this Standard Agreement is an agreement executed by and 
between two independent governmental entities and is not intended to, and shall not be construed 
to, create the relationship of agent, servant, employee, partnership, joint venture or association, 
or any other relationship whatsoever other than that of an independent party. 

8. Third-Party Contracts 
 

A. All state-government funded procurements must be conducted using a fair and 
competitive procurement process. The Grantee may use its own procurement procedures 
as long as the procedures comply with all City/County laws, rules and ordinances 
governing procurement, and all applicable provisions of California state law. 

 
B. Any contract entered into as a result of this Agreement shall contain all the provisions 

stipulated in the Agreement to be applicable to the Grantee's sub-recipients, contractors, 
and subcontractors. Copies of all agreements with sub-recipients, contracts, and 
subcontractors must be submitted to the Department's program manager. 

 
C. The Department does not have a contractual relationship with the Grantee's sub- 

recipients, contractors, or subcontractors, and the Grantee shall be fully responsible for 
all work performed by its sub-recipients, contractors, or subcontractors. 

 
D. In the event the Grantee is partnering with another jurisdiction or forming a collaborative 

effort between the Grantee and other jurisdictions who are grantees of the SB 2 Planning 
Grants Program, the Grantee acknowledges that each partner and/or all entities forming 
the SB 2 Planning Grants Program collaborative are in mutual written agreement with each 
other but are contractually bound to the Department under separate, enforceable 
contracts. 

 

E. In the event the Grantee is partnering with another jurisdiction or forming a collaborative 
effort with other entities that are not grantees of the SB 2 Planning Grants Program, the 
Department shall defer to the provisions as noted in subsections 8(8) and 8(C) of this part. 

9. Compliance with State and Federal Laws, Rules, Guidelines and Regulations 

A. The Grantee agrees to comply with all state and federal laws, rules and regulations 
that pertain to construction, health and safety, labor, fair employment practices, equal 
opportunity, and all other matters applicable to the grant, the Grantee, its contractors 
or subcontractors, and any other grant activity. 

 
B. During the performance of this Agreement, the Grantee assures that no otherwise 

qualified person shall be excluded from participation or employment, denied program 
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benefits, or be subjected to discrimination based on race, color, ancestry, national origin, 
sex, gender, gender identity, gender expression, genetic information, age, disability, 
handicap, familial status, religion, or belief, under any program or activity funded by this 
contract, as required by Title VI of the Civil Rights Act of 1964, the Fair Housing Act (42 
USC 3601-20) and all implementing regulations, and the Age Discrimination Act of 1975 
and all implementing regulations. 

 
C. The Grantee shall include the nondiscrimination and compliance provisions of this clause in 

all agreements with its sub-recipients, contractors, and subcontractors, and shall include a 
requirement-in all agreements with all of same that each of them in tum include the 
nondiscrimination and compliance provisions of this clause in all contracts and 
subcontracts they enter into to perform work under the PGP. 

 
D. The Grantee shall, in the course of performing project work, fully comply with the 

applicable provisions of the Americans with Disabilities Act (ADA) of 1990, which prohibits 
discrimination on the basis of disability, as well as all applicable regulations and guidelines 
issued pursuant to the ADA. (42 U.S.C. 12101 et seq.) 

 
E. The Grantee shall adopt and implement affirmative processes and procedures that provide 

information, outreach and promotion of opportunities in the PGP project to encourage 
participation of all persons regardless of race, color, national origin, sex, religion, familial 
status, or disability. This includes, but is not limited to, a minority outreach program to 
ensure the inclusion, to the maximum extent possible, of minorities and women, and 
entities owned by minorities and women, as required by 24 CFR 92.351. 

10. Litigation 

A. If any provision of this Agreement, or an underlying obligation, is held invalid by a 
court of competent jurisdiction, such invalidity, at the sole discretion of the 
Department, shall not affect any other provisions of this Agreement and the 
remainder of this Agreement shall remain in full force and effect. Therefore, the 
provisions of this Agreement are, and shall be, deemed severable. 

 
B. The Grantee shall notify the Department immediately of any claim or action 

undertaken by or against it, which affects or may affect this Agreement or the 
Department, and shall take such action with respect to the claim or action as is 
consistent with the terms of this Agreement and the interests of the Department. 

 
11. Changes in Terms/Amendments 

This Agreement  may only be amended or modified by mutual written agreement of both parties. 

12. State-Owned Data 
 

A. Definitions 
 

1) Work: 
 

The work to be directly or indirectly produced by the Grantee, its employees, or by and of 
the Grantee's contractor's, subcontractor's and/or sub-recipient's employees under this 
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Agreement. 
 

2) Work Product: 
 

All deliverables created or produced from Work under this Agreement including, but not 
limited to, all Work and Deliverable conceived or made, or made hereafter conceived or 
made, either solely or jointly with others during the term of this Agreement and during a 
period of six months after the termination thereof, which relates.to the Work commissioned 
or performed under this Agreement. Work Product includes all deliverables, inventions, 
innovations, improvements, or other works of authorship Grantee and/or Grantee's 
contractor subcontractor and/or sub-recipient may conceive of or develop in the course of 
this Agreement, whether or not they are eligible for patent, copyright, trademark, trade 
secret or other legal protection. 

 
3) Inventions: 

 
Any ideas, methodologies, designs, concept, technique, invention, discovery, 
improvement or development regardless of patentability made solely by the Grantee or 
jointly with the Grantee's contractor, subcontractor and/or sub-recipient and/or Grantee's 
contractor, subcontractor, and/or sub-recipient's employees with one or more employees 
of the Department during the term of this Agreement and in performance of any Work 
under this Agreement, provided that either the conception or reduction to practice thereof 
occurs during the term of this Agreement and in performance of Work issued under this 
Agreement. 

 
B. Ownership of Work Product and Rights 

 
1) All work Product derived by the Work performed by the Grantee, its employees or 

by and of the Grantee's contractor's, subcontractor's and/or sub-recipient's 
employees under this Agreement, shall be owned by the Department and shall be 
considered to be works made for hire by the Grantee and the Grantee's contractor, 
subcontractor and/or subrecipient for the Department. The Department shall own 
all copyrights in the work product. 

 
2) Grantee, its employees and all of Grantee's contractor's, subcontractor's and sub- 

recipient's employees agree to perpetually assign, and upon creation of each Work 
Product automatically assigns, to the Department, ownership of all United States 
and international copyrights in each and every Work Product, insofar as any such 
Work Product, by operation of law, may not be considered work made for hire by 
the Grantee's contractor, subcontractor and/or subrecipient from the Department. 
From time to time upon the Department's request, the Grantee's contractor, 
subcontractor and/or subrecipients, and/or its employees, shall confirm such 

 

assignments by execution and delivery of such assignment, confirmations or 
assignment or other written instruments as the Department may request. The 
Department  shall  have  the  right  to  obtain  and  hold  in  its  name  all copyright 
registrations and other evidence of rights that may be available for Work Product 
under this Agreement. Grantee hereby waives all rights relating to identification of 
authorship restriction or limitation on use or subsequent modification of the Work. 
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3) Grantee, its employees and all Grantee's contractors, subcontractors and sub- 

recipients hereby agrees to assign to the Department all Inventions, together with 
the right to seek protection by obtaining patent rights therefore and to claim all 
rights or priority thereunder and the same shall become and remain the 
Department's property regardless of whether such protection is sought. The 
Grantee, its employees and Grantee's contractor, subcontractor and /or 
subrecipient shall promptly make a complete written disclosure to the Department 
of each Invention not otherwise clearly disclosed to the Department in the pertinent 
Work Product, specifically noting features or concepts that the Grantee, its 
employees and/or Grantee's contractor, subcontractor and/or subrecipient 
believes to be new or different. 

 
4) Upon completion of all work under this Agreement, all intellectual property rights, 

ownership and title to all reports, documents, plans, specifications and estimates, 
produced as part of this Agreement will automatically be vested in Department and 
no further agreement will be necessary to transfer ownership to Department. 

 
13. Special conditions 

The State reserves the right to add any special conditions to this Agreement it deems necessary 
to assure that the policy and goals of the Program are achieved. 
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ATTACHMENT 2: SCOPE OF SERVICES 

1 

S CO P E   O F  WOR K    

This section outlines Urban Planning Partners’ recommended approach and schedule for preparing 

Objective Development Standards for Multi‐Family and Mixed‐Use Housing. Our approach is 

informed by an examination of the project materials and previous housing work in Santa Cruz, 

including the 2017 Santa Cruz Voices on Housing Four Pronged Approach, Housing Blueprint 

Subcommittee (HBS) materials, Community Outreach Policy for Planning Projects, Corridors Plan 

materials, the 1024 Soquel Avenue Project, the Municipal Code, and other planning documents. In 

addition, Project Manager Meredith Rupp attended the 2019 National APA Conference session on 

Santa Cruz’s housing outreach. Finally, our approach is informed by our previous Santa Cruz and 

other coastal community experience, our design and objective standards expertise, and our past 

success at engaging active and diverse communities.  

Please see Section 8 for a breakdown of how resources will be allocated across tasks. In general, 

UPP will manage the project team and perform tasks related to policy analysis and urban design and 

producing written and presentation materials. Technical analysis from Fehr & Peers and Strategic 

Economics will inform the objective standards. InterEthnica will support UPP on the community 

engagement strategy and implementation. 

PRELIMINARY SCOPE OF WORK 

TASK 1  INFORMATION GATHERING  

TASK 1A:  KICK OFF MEETING   

The project initiation task for the Objective Development Standards for Multi‐Family and Mixed‐Use 

Housing will provide an opportunity for the UPP Team to collaborate with the City in refining our 

recommended approach and scope of work. As part of this task, we will specifically:  

 Debrief the City’s community engagement efforts to date, including what has worked well, what has 

not worked well, and what the community’s level of understanding is related to housing need and 

State laws. 

 Understand where the City Council (Council) is leaning towards allocated density in Santa Cruz and 

develop a strategy to incorporate their direction into the scope of work. 

 Identify baseline documents that shape planning in Santa Cruz with which the project team should 

get to know (see Task 1B). 
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 Understand the relationship between the City’s existing design guidelines and objective standards 

and the scope of this project and learn about what has and has not worked well with the objective 

standards included in the Downtown Plan. 

 Learn the most common issues the City faces with current development proposals that could be 

addressed with objective standards. 

 Discuss the City’s List of Potentially Affected Interests and how to prioritize, cluster, and/or set 

boundaries to feasibly and cost effectively address the community’s diverse stakeholders. 

 Review and finalize our approach and scope of work, including deliverables, schedule, and the scope 

of community engagement events. 

UPP will revise the scope, schedule, and fee to reflect the outcomes of the kick‐off meeting. 

Deliverables: 
 Kick‐off meeting agenda and minutes  

 Refined scope of work 

TASK 1B:  PLANNING DOCUMENT REVIEW 

The UPP Team will review the plans and policies that shape planning in Santa Cruz, including plans 

and processes that have led to this project. We understand that any zoning ordinance changes will 

need to be within the buildout assumed in the General Plan EIR and that several Santa Cruz plans 

already include design guidelines and objective standards. During Task 1A, we will discuss how the 

current scope of work relates to previous documents and will finalize a list of applicable documents 

to review. We anticipate the list of applicable documents could include the following:  

 General Plan and General Plan EIR 

 Downtown Plan  

 Corridors Plan draft products and stakeholder report 

 Mission Street Urban Design Plan 

 River/Front & Lower Pacific Design Guidelines & Development Incentives  

 2017 Santa Cruz Voices on Housing materials 

 2018 Housing Blueprint Subcommittee (HBS) Recommendations and associated materials 

 Municipal Code, Zoning Ordinance 

 Approved Planned Development Permits/ Development Agreements for mixed‐use projects 

approved under the City’s existing zoning 

TASK 1C:  EXISTING CONDITIONS ANALYSIS 

As mentioned in the RFP, the City is interested in determining whether existing development 

standards and guidelines are a barrier to development of multi‐family housing. Building from the 

information gathered in Task 1B, the project team will gather further information to provide context 

into the existing economic, political, and regulatory environment for development in Santa Cruz.  
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In order to gain further insight into how existing General Plan and Zoning regulations affect housing 

development, the project team will conduct one focus groups with developers to understand the 

economic landscape of housing development in the Santa Cruz region. The goal of the focus group 

will be to understand how conditions within the City’s control, such as objective standards and 

impact fees, and conditions outside of the City’s control, such as the cost of land and construction 

labor, might prevent new development from utilizing the full densities allowed under the General 

Plan. The data from the focus group will be supplemented with an analysis of economic data, 

including estimated rents/for‐sale prices, land costs, and construction costs to fully understand the 

economic landscape of housing development in Santa Cruz.  

As an optional task, the project team can request available parking occupancy surveys (including on‐

street and off‐street parking occupancy data) for existing mixed‐use and multi‐family developments 

in the City’s records. In lieu of this task, the project team will use the City’s existing parking and 

transportation analyses to understand at a high level how development types and locations within 

Santa Cruz affect parking needs.  

Lastly, our existing conditions research will also examine the demographics of Santa Cruz, using 

data from the American Community Survey, the Santa Cruz County Homeless Census, and other 

sources. The project team will use this research to create metrics and goals for the equity‐driven 

research plan.      

Using our analysis of the planning documents, developer interviews, and parking surveys, the 

project team will produce a presentation for City staff identifying the key factors affecting housing 

development in Santa Cruz. We will include a policy matrix showing how objective standards and 

entitlements processes for multi‐family housing differ between zoning districts in Santa Cruz. The 

presentation will be shared at a project team meeting.   

Deliverables: 
 Existing Conditions Summary Power Point for presentation to City staff based on planning document 

review, developer interviews, economic data, and parking surveys (1 round of revision, if desired, 

following presentation to city staff ) 

 Demographic Snapshot (1 round of review and revision) 

TASK 2  COMMUNITY ENGAGEMENT 

The events of the last 3 months, especially the protests against police brutality on Black Americans, 

have reemphasized the urgent need to center racial justice in our work as urban planners. Our equity 

and inclusion‐based outreach plan will make the best effort to ensure that voices traditionally left 

out of the planning process are heard, and the anti‐racist lens of our strategy will serve to 

contextualize the project in the segregationist history of urban planning and housing policy and the 

need for reforms to undo the harms of past policies.  

219



ATTACHMENT 2: SCOPE OF SERVICES 

4 

Given the history with the City’s prior effort around zoning for housing and consistent with the City’s 

Community Outreach Policy for Planning Projects, substantial community outreach will be critical. 

The UPP Team will work collaboratively with the City and the community to develop and implement 

an engagement strategy that is tailored to the goals of the project and responsive to the unique 

moment time we are living. 

Key to the success of our strategy will be understanding the challenges and issues that the project 

team for the Corridors Rezoning project encountered. We understand that, despite the extensive 

outreach performed by the City, there was still strong and vociferous community opposition to 

amending the development standards to allow increased development intensity consistent with the 

2030 General Plan.  

The challenges faced by the Corridors Rezoning project show that the conversation around housing 

and development intensity needs to be reframed around the State’s goals of increasing housing 

supply in high‐opportunity, desirable areas such as Santa Cruz.  Our engagement strategy will link 

the State’s housing goals with the ongoing struggle to secure justice for communities of color who 

were harmed by exclusionary, segregationist housing policies of cities in the past. Lastly, we will 

emphasize the need to adopt objective standards due to the increasingly likelihood of further State 

intervention in local land use policies and processes. By reframing the conversations around the 

State’s broader housing goals and their relationship to undoing harmful housing policies of the past, 

we will lay a foundation for the community engagement process to yield actionable input that will 

help us to implement the vision of the 2030 General Plan.  

TASK 2A:  ENGAGEMENT STRATEGY 

UPP and InterEthnica will prepare a memo presenting different engagement tools and methods 

tailored to the following three goals we envision throughout the project’s lifetime, as listed below. 

 Educate, Listen, and Understand. We will discuss the project in the context of the State’s housing 

goals and housing policy history. We will show and tell the Santa Cruz community what objective 

standards are and help them why they are needed/required. We will build on the City’s past 

engagement efforts to continue to increase understanding and support for an increased housing 

supply and will listen to people’s concerns and come to understand the parts of Santa Cruz that they 

want to maintain. To make the project more relevant to today’s political and social realities, we will 

show the link between increased housing options and anti‐racism (discussed more thoroughly in 

Task 2B).  

 Define and measure community character. Input from the community will be used to identify key 

elements that contribute to Santa Cruz’s neighborhood character, removing the subjective meaning 

of the phrase and building community ownership over the objective standards. The community will 

also gain the vocabulary they need to provide impactful feedback in the next phase of the project.  

 Shape and refine Objective Development Standards. We will solicit input on design preferences 

and implementation questions through interactive tools and facilitated discussions. The community 

will be able to see how their feedback has been incorporated in the product(s). 
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Our outreach goals are directly tied to the overall project goal of creating community ownership. 

Through education, community members will be able to interact with the subject matter and 

provide input in a meaningful way. Community feedback will be used to identify existing urban 

design aspects that will be maintained in the objective standards, to formulate the actual objective 

standards, and to drill down into where which standards will be applied. By putting both a place‐

making and a place‐keeping lens on the project, we will get increased participation and gain 

community trust. As mentioned later, we will include pictures taken by community members and 

capture them in their own voices in our materials, showing the community that we value their local 

knowledge. 

LIST OF POTENTIALLY AFFECTED INTERESTS 

We want to engage and gather meaningful input from Santa Cruz’s active citizenry. There will be 

community‐wide engagement in‐person (pending COVID‐19 concerns and social distancing 

protocols), online, and through traditional media. Where the list of potentially affected interests is 

an organized group, we can distribute meeting invites or other project communications to the 

group’s leadership for distribution to their membership. Additionally, we can tack outreach activities 

onto previously scheduled group meetings or events to maximize participation. For broader 

categories of potentially affected interests (e.g., shoppers, commuters, employees), we will try to 

meet people where they are and leverage social media to reach people outside of established 

organizations.  

However, it is not feasible to individually engage with everyone on the project’s draft list of 

potentially affected interests. As mentioned in Task 1A, we will work with the City to prioritize the 

stakeholder list and create realistic bounds to our outreach efforts. The revised list of potentially 

affected interests will be included as an attachment to the Community Engagement Strategy 

Memo. Below we have listed some approaches to curating this list to be more targeted.   

  Prioritize with a forced ranking system who will be the most important stakeholders to reach for this 

effort (i.e., targets for focus groups or more individualized meetings). 

 Group the interest groups into larger categories and then hold webinars or meetings with these 

larger groups. 

 Create a working group with members from each interest group (e.g., environmental, business, 

energy). 

 Choose one leader for each interest group (e.g., environmental, business, energy) to interview. 

Finally, we noted that architects/designers were not included in the list of potentially affected 

interests and would recommend adding them as a priority group as the end‐user of the objective 

standards. As mentioned above, we recommend a focus group with area architects to help us refine 

the draft objective standards. 

Deliverables: 
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 Community Engagement Strategy with Revised List of Potentially Affected Interests (1 round of 

review and revision) 

TASK 2B:  IDENTIFYING ENGAGEMENT METHODS 

Our approach will be to learn from the City on where the community is currently at, what has 

worked well, and where there is opportunity for improvement. We have provided some preliminary 

options on engagement activities below but will prioritize and refine these options in the 

Engagement Strategy Memo after our conversations with the City and information gathering in 

Task 1. During these conversations with the City, we will also evaluate the feasibility of different 

types of outreach events given the state of the COVID‐19 pandemic and State and local shelter‐in‐

place orders.  

Each outreach goal listed above will include a combination of larger events and activities of a smaller 

scope. Considering the ongoing need for social distancing and the changing conditions around 

COVID‐19, the UPP Team will provide 2‐3 options for each activity in our Engagement Strategy to 

accommodate options for in‐person and remote (both digital and analog) engagement. Where 

possible, we recommend all in‐person events also provide an option for remote participation. At the 

least, we will record live events and post them online for later viewing.  

EDUCATE, LISTEN, AND UNDERSTAND 

Messaging for the educational component will focus on what objective standards are, including 

what they can and cannot include and examples of objective standards from other communities; 

why objective standards are needed; what density looks like; the project goals; the intent and 

implications of State law; and what to anticipate throughout the planning process. The education 

component will build off the Santa Cruz Voices on Housing and HBS outreach.  

Educational outreach activities could include the following: 

 Website page to explain the project and link to examples of objective standards from other 

communities. 

 Community‐wide kick‐off event. 

 Focused stakeholder meeting kick‐off events. 

 Tabling at Westside, Downtown, and Live Oak Farmer’s Markets, coffee shops, bike repair stores, 

garden centers, local parks, and other essential businesses. 

 Announcements to faith‐based organizations and community groups to introduce the project. 

 Flyering at local restaurants to introduce the project.  

 Sidewalk chalking, murals, and/or banners in select neighborhoods with housing in Santa Cruz 

statistics to raise awareness for the project and the housing need. 
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 Visualizations of what increased density looks like posted online and/or distributed via mail and 

email. 

 Presentations with guest lectures at a civics, economics, or social studies class at local high schools, 

including Santa Cruz High School and Harbor High School, about housing policy history and its 

connection to racial justice and demystifying density. These sessions will build empathy and 

advocacy for housing among a population that tends to be more open‐minded. 

 Anti‐racism and housing talks with guest that shed light on how housing policy has historically 

perpetuated structural racism, illustrate the link between racism and single‐family zoning, and link 

back to the project by illustrating how increasing the amount and diversity of housing types can 

combat structural racism. These talks would be informed by literature such as The Color of Law by 

Richard Rothstein, The Case for Reparations by Ta‐Nahesi Coates, and other reputable sources. 

Although specific organizations have not been identified yet, these events could be hosted and 

publicized by organizations focused on racial justice such as the Santa Cruz County Community 

Coalition to Overcome Racism. 

DEFINE AND MEASURE COMMUNITY CHARACTER 

Community input on what makes Santa Cruz’s urban character unique will build community 

ownership over the Objective Development Standards. Activities to achieve this goal could include: 

 Presentation on urban design character of Santa Cruz framing the discussion on the characteristics of 

the urban fabric (e.g., street wall height, ground floor experience) rather than specific architecture. 

This could be presented as a study session on the Community Design General Plan Element. 

 Meetings in a box or a community meeting with breakout sessions to define non‐aesthetic elements 

of community character (e.g., diversity, community profile) and discuss how a diverse housing 

offering supports a diverse community.  

 A data walk, art and storytelling campaign, or other methods from the Cultural Competence 

Continuum focused on inclusive engagement recognizing and valuing cultural differences. With 

permission, we will use images from the public in our deliverable(s) for greater sense of community 

authorship. 

  A “Show and Tell” of favorite places, both in Santa Cruz (i.e., what makes Santa Cruz, Santa Cruz?) 

and beyond, shared on social media and/or posted in public spaces. With permission, we will use 

images from the public in our deliverable(s) for greater sense of community authorship.  

SHAPE AND REFINE OBJECTIVE DEVELOPMENT STANDARDS 

Upfront feedback can help us draft the objective standards and then subsequent feedback on the 

draft objective standards will be used to refine our products. Activities under this goal could include: 

 Online discussion board on community members’ hopes and fears for development that our team 

can then consider how to best address through objective standards. 
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 Facilitated group discussions with diverse members of the community to explore the idea of different 

standards within different design districts. The community can help determine the preferred 

neighborhood factors (e.g., road widths, predominant building form/height) that would dictate the 

design districts.  

 Open house with posters highlighting different elements of draft of objective standards for 

discussion and feedback from community. 

 Interactive website that allows participants to comment on visualizations of the draft objective 

standards. 

 Focus group with active Santa Cruz architects to preview the objective standards and get feedback 

on implementation challenges or where clarification may be needed. 

EQUITY AND INCLUSION 

The City’s commitment to reaching geographic, socio‐economic, generational, and racially diverse 

groups throughout the outreach process is one that we admire and share. In the information 

gathering in Task 1C, the UPP Team will review Santa Cruz’s demographic data to learn which 

populations are underrepresented and which neighborhoods will need more targeted efforts. 

Leaders of these groups and/or neighborhoods and service providers that serve these groups (e.g., 

health clinics, legal services) will be contacted to start building a relationship and gauging how to 

best engage these communities. If the group finds it valuable, a community ambassador could be 

appointed and compensated with a stipend to advise the project team and serve as a link between 

the project team and communities that may not trust City officials. If this is a City priority, the UPP 

Team could identify potential funding sources for a host of community ambassadors to be trained to 

serve as outreach consultants for not only this project, but other City planning or policy efforts. 

The UPP Team will perform the following best practices, depending on which engagement activities 

are proposed in the Engagement Strategy Memo, to hear from a wide cross section of the 

community and to reduce barriers to participation for groups that are often excluded: 

  Incentivize participation for underrepresented groups by compensating them for their time or 

offering gift cards, discounts, or other prizes. 

  Use phone outreach to advertise meetings and opportunities for public input. 

 Schedule outreach events and opportunities for feedback at places where people are already 

meeting or travelling to (e.g, Farmer’s Markets, HOA meetings, garden supply stores) to 

reduce barriers related to transportation, scheduling, and childcare. 

 Choose culturally appropriate meeting locations that are comfortable and conducive to the 

types of interactions we want to have. 

 Partner with InterEthnica to translate and interpret outreach materials into Spanish and to 

build inclusion and social competence into our outreach strategy.  

 For in‐person gatherings, provide bike parking, food, and childcare as allowed under social 

distancing protocols. 
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 Recruit student volunteers to help with social media engagement and/or outreach to their 

peers at UC Santa Cruz, Cabrillo Community College, and/or high schools. 

 Canvass in target neighborhoods with flyers, sidewalk chalking, or a preference survey to 

reach marginalized voices. Ideally, a community ambassador would be the canvasser. 

Anti‐Racism Lens 

In addition to reaching audiences who are often excluded from the planning process, we see this 

project as an opportunity to educate community members who are vocal in the planning process on 

racism and housing. Through guest speakers, a book club, and/or facilitated discussions, we can 

show the community the racist past of housing policy and facilitate a realization that more housing 

and housing diversity is a vital part of racial justice. By tying the project to the larger narrative of 

identifying and dismantling structural racism currently in the spotlight, we can continue the 

momentum on this important issue, bring racial justice to the local level, avoid having to compete 

for attention, and gain the participation and support of people who may otherwise ignore or oppose 

the project. 

We think this effort would be most successful if it is part of a city‐wide process building off work 

already being done and including a wide range of partners. However, we can make this a component 

of the project regardless (see activities under the education goal) 

Measuring Inclusion 

We know our efforts to reach a diverse audience will only be impactful if they are successful. It will 

be important to track who we are hearing from and implement targeted efforts to reach 

communities and/or neighborhoods that are not represented in our responses. Using sign in sheets, 

exit polls, or check‐in questions at our outreach activities, we will gather the age, race, ethnicity, and 

neighborhood of our outreach participants. It will be important to also differentiate between new 

participants and community members who have already been “counted” in our outreach activities. 

We will compare our numbers to the Santa Cruz population at large. This comparison will be most 

effective if we provide full transparency that will keep us accountable. On the project webpage and 

in our outreach materials, we will include visuals showing the makeup of Santa Cruz as a whole by 

age, race, ethnicity, and neighborhood compared to the makeup of our outreach participants. 

Where there are gaps, we will perform focus groups, interviews, and other targeted methods to 

ensure we hear from a representative cross section. 

TASK 2C:  IMPLEMENTATION 

UPP will lead implementation of the outreach activities and InterEthnica will provide English to 

Spanish translation and interpretation services. Outreach activities will occur throughout the project 

timeline, scheduled at key junctures to infuse community input into our work products. Summaries 

of events will be posted on the project webpage, at which point we will also update our 
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demographics tracker (see Measuring Inclusion above). As previously mentioned, we can adapt the 

strategies we implement according to which populations and/or neighborhoods we may be missing. 

We will tailor our engagement to the community (see Identifying Engagement Methods for more 

information on the full spectrum of outreach activities we are considering and would refine in 

partnership with the City). The budget included in this scope of work assumes 1 larger event for each 

outreach goal (i.e., educate, listen and understand; define and measure community character; and 

shape and refine objective development standards) and 2‐3 smaller events or activities. 

ANTICIPATED CHALLENGES 

We know there are a lot of competing priorities and that 

the community could be suffering from meeting fatigue. 

Furthermore, because outreach around housing in Santa 

Cruz has been occurring almost continually since 2017, the 

community could have planning fatigue. One way to 

combat this is to tie our project to current events 

surrounding COVID‐19 and racial justice. We can include 

messaging about why density isn’t necessarily a driving 

factor for transmission of the virus and how smart growth 

provides many public health benefits. We can link housing 

policy to racial justice and show how diverse communities need different housing types, including 

higher‐density housing. Finally, we can combat planning fatigue by clearly showing the community 

that they have been heard and how we are building off their input. Participants will be more 

motivated to return when they see their quote or picture in meeting materials or can see how their 

concern was addressed in the draft objective standards.  

A second challenge will be related to remote engagement. The uncertainty of the pandemic means 

we will have to be adaptable and have contingency plans for remote meeting options. In addition, 

the remote nature of engagement means it can be harder to build trust and relationships and we will 

have to consider the digital divide when planning our outreach methods. The UPP Team is prepared 

to take on this challenge. UPP is currently leading a Community Engagement Problem‐Solving 

Series, which includes researching digital tools and best practices and then sharing information and 

brainstorming solutions with Bay Area jurisdictions and development professionals. The solutions 

and best practices we gain from this work create a strong foundation on how to make remote 

community engagement work during the pandemic and beyond. In addition, by partnering with 

local community organizations, especially those that serve underrepresented communities, we will 

be going through trusted conduits to reach residents. Finally, by providing both in‐person and 

remote meetings, participants can engage based on what works best for them. 

In addition to changing the way we do outreach and community engagement, the COVID‐19 

pandemic also presents another challenge: increased fear of density. Much of the early media 

coverage blamed New York City’s density for the severity of the COVID‐19 outbreak there, and we 

“I don’t want endless meetings and 

outreach. I just want housing to get built 

without any fanfare except for the new 

residents being very excited to move in.” 

‐ Resident quote from HBS’ 
Survey on Community 

Outreach 
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anticipate that some members of the community will cite these reports as a reason to oppose 

increased residential densities in Santa Cruz. However, further studies have shown that density 

plays a small factor in the spread of COVID‐19, as the relative mildness of the outbreaks in 

hyperdense cities such as Seoul and Tokyo have shown. Furthermore, by increasing the supply and 

diversity of housing, density may actually serve to reduce overcrowding within individual dwelling 

units, thereby reducing the risk of COVID‐19 spread. 

The least likely potential engagement challenge is the biggest in magnitude: what should we do if 

the community flat‐out does not want to change? We will minimize the risk of this outcome through 

targeted outreach that directly addresses the major community concerns raised in the Housing 

Voices Process, a racial equity lens, a large educational component explaining State law, and 

creating community ownership over the objective standards. Additionally, our experience has 

shown us that traditional engagement methods, such as town halls and public meetings, tend to 

have two major flaws: 1) presentations by City staff and consultants tend to be one‐way discussions; 

and 2) open forums magnify the voices of a select few who are comfortable with public speaking or 

have extreme positive or negative feelings towards a project, not capture the wide diversity of a 

community’s opinion on a given issue. The nature of our community process, with multiple avenues 

for input, will lower the barriers to participation and ensure that the full range of the community’s 

opinions are gathered and addressed. However, we will need to think critically with the City about 

what our role as a consultant should be if the community does not support the project and how to 

make this effort successful given the struggles of the last effort.  

Deliverables: 
 All materials and presentations for planned engagement efforts (2 rounds of review and revision) 

 Summaries of feedback from engagement activities (1 round of review and revision)  

 

TASK 3  DRAFT OBJECTIVE STANDARDS 

TASK 3A  TEST‐FIT EXISTING OBJECTIVE STANDARDS 

In many cities, parking minimums, density maximums, FAR, and maximum height are misaligned 

and do not allow development to reach its full potential. We will perform up to five test‐fits of the 

existing objective standards to understand if current zoning requirements are inhibiting 

development from achieving its maximum development potential. We will use the test‐fits to 

determine if there are physical factors preventing development from reaching the 2.75 FAR allowed 

in the General Plan. It is important to note that in some cities, the zoning has been intentionally 

designed not to enable full development of the allowed density. When parking minimums are too 

high, height or dwelling unit/FAR is too low, this is often an indication that the community was not 

prepared to accept more housing, taller buildings, or a more progressive approach to parking. If this 

is the case in this community, it will be important for us to address these concerns through the 
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public outreach process. Strategic Economics will build a pro forma model that estimates the 

feasibility of three development prototypes under the City’s existing policies and standards. The 

prototypes will be developed in partnership with UPP and will build off the test‐fits to incorporate 

realistic assumptions about FAR, height, parking, affordable housing requirements, and other 

factors. Strategic Economics will develop a series of assumptions for the financial feasibility analysis, 

including construction costs, land costs, financing costs, infrastructure costs, market data, and 

revenue assumptions, and soft costs such as local and state fees. This information will be gathered 

from a review of published market data and insights from the focus groups.  

The test‐fits and financial feasibility analysis of housing development prototypes at different scales 

under Santa Cruz’s current regulatory and market conditions will help the team understand the 

factors that may be inhibiting market‐rate residential and mixed‐use development in Santa Cruz, as 

well as the construction of inclusionary affordable units within projects. Our findings will help the 

City understand what factors – physical, economic, and regulatory –  may be preventing properties 

with Mixed‐Use General Plan land use designations from pursuing redevelopment. This 

understanding will inform our work, as we will use the objective standards to address development 

standards that may be subduing housing production. 

Deliverables: 
 Five (5) test fits with associated development statistics  

 Economic feasibility test for three (3) development prototypes 

TASK 3B  DEVELOP DRAFT OBJECTIVE STANDARDS 

Drawing on the test fits, developer interviews, and extensive community outreach, we will develop a 

set of draft objective standards that will target the following goals: 

 Ensure that zoning controls are aligned, so that they can enable development to achieve the 

maximum density allowed in the General Plan. 

 Create a clear set of quantitative standards for the design of the building envelope, including height, 

setbacks, stepbacks, frontage controls, and usable open space.  

 Allow for a variety of building expression through a clearly articulated menu of options for building 

material, style, and ground floor frontages. This may include performance criteria, which can be 

numerically demonstrated (e.g., a residential ground floor may require at least 6 stoops per 200 feet 

of frontage; a building façade may require least 2 materials be used per 150 feet of frontage). 

 Reflect community preferences in how the standards may change by geographic area, corridor type, 

or other neighborhood factors. 

Using the pro forma model built in Task 3A, Strategic Economics will develop an interactive Excel‐

based tool that can allow a user to test the impact of up to three (3) policy options for mixed‐use and 

multifamily areas. The policy options enabled by the tool will be based on the proposed objective 

standards, and may incorporate aspects such as height, density (FAR or dwelling units/acre), parking 

requirements, ground‐floor retail requirements, and inclusionary housing requirements. The tool will 
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help to educate the public and decision‐makers on the types of policies and tools that can affect the 

probability of housing and mixed‐use development in Santa Cruz.  

As an optional task, Fehr & Peers can develop parking supply rates for multi‐family and mixed‐use 

developments for up to five zoning designations, districts, or overlays based on information 

collected in Tasks 1 and 2. These parking standards would take into consideration how the type of 

development – mixed‐use, market rate residential, affordable housing, and senior housing – and 

proximity to transit affect parking needs. Fehr & Peers would summarize the revised parking supply 

rates in a brief technical memorandum for use by the project team. This task is optional given the 

City’s existing parking and transportation analyses and up to date understanding of community 

parking needs at a high level. However, should technical analysis be desired to gain a more nuanced 

understanding of parking needs, Fehr & Peers can provide this.  

The development controls may be drafted as amendments to the existing zoning designations, 

through a district‐based approach, or through a distinct set of objective standards that can overlay 

on any multi‐family site. We will work with City staff to understand the best way to create the final 

product. 

Deliverables: 
 Draft Objective Standards strategy memorandum outlining the preferred method for updating 

Objective standards (1 round of review) 

 Excel‐based financial analysis tool (1 round of review and revision) 

 Matrix of proposed draft objective standards for each zoning designation, district, or overlay (2 

rounds of review and revision) 

 Optional Deliverable [not included in budget]: Parking Supply Rates Memorandum (1 round of 

review) 

 Optional Deliverable [not included in budget]: Checklist to help developers prepare designs that are 

compliant with the objective standards and to facilitate plan review for City staff 

TASK 3C  VISUALIZE DRAFT OBJECTIVE STANDARDS 

The draft objective standards will be applied to the test‐fit sites identified in Task 3A. For 

architectural standards (rather than massing/envelope standards), we will use images of existing 

buildings to demonstrate their relevance and application. The test fits will include an analysis of 

“neighborhood character” factors such as existing views, tree removal, and shade and solar access.  

 We will use these test fits, example images of standards, and diagrams to help illustrate the draft 

objective standards for community outreach, and to be included in the final deliverable, as 

appropriate. 

Deliverables: 

 Illustrative booklet visually demonstrating draft objective standards on test fit sites (1 round of review 

and revision) 
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TASK 3D  REFINE DRAFT OBJECTIVE STANDARDS 

After receiving feedback from the community on the draft objective standards, we will refine the 

objective standards into zoning ordinance amendments to create a final draft to be presented to 

Council for adoption. The project team will ensure that the amendments to the City’s zoning 

ordinance conform sufficiently to the 2030 General Plan in order to prevent the need for further 

environmental review. This set of standards may then be refined again based on feedback from 

Council. 

Deliverables: 

 Administrative Draft Zoning Ordinance amendments implementing objective standards for 

residential and mixed‐use residential development (2 rounds review and revision) 

TASK 4  PUBLIC HEARINGS 

Revised based on City staff’s feedback, the Public Draft Zoning Ordinance amendments will then be 

presented to the Planning Commission and Council for feedback. The UPP Team will participate in 

and support these presentations as desired by staff. Depending on staff’s preferred level of 

engagement, UPP can assist or lead in drafting agenda reports, presentations, and other meeting 

materials. The drafting of staff reports is listed as an optional item in the budget.  

 

Deliverables:  

 Public Draft Ordinances with City staff feedback 

 Final Draft Ordinances with input from public and elected officials  

 

230



Project Schedule

Year

Month September October November December January February March April May June July August September October November

Week 7 14 21 28 5 12 19 26 2 9 16 23 30 7 14 21 28 4 11 18 25 1 8 15 22 1 8 15 22 5 12 19 26 3 10 17 24 31 7 14 21 28 5 12 19 26 2 9 16 23 30 6 13 20 27 4 11 18 25 1 8 15 22 29

Kick-

Off 

Mtng

1.1 Revised Scope 1.1

1.2 Existing Conditions Presentation 1.2

 1.3 Demographic Snapshot 1.3

2.1 Community Engagement Strategy 2.1

Deliverable 2.2 Community Engagement Materials/ Meetings

Deliverable 2.3 Community Engagement Feedback Summaries 2.3

3.1 Test fits with existing zoning 3.1

3.2 Economic feasibility tests 3.2

3.3 Draft Objective Strategy Memo 3.3

3.4 Parking Memorandum 3.4

3.4 Matrix of Proposed Development 

Standards
3.5

3.5 Illustrative booklet of proposed 

development standards
3.6

3.6 Administrative draft ordinance 

amendments
3.7

4.1 Public Draft Ordinance 4.1

4.2 Final Draft Ordinance 4.2

Project Deliverables Gantt Chart Legend

1.1 Revised Scope

1.2 Existing Conditions Memorandum Consultant Team Work

1.3 Demographic Snapshot City Review

2.1 Community Engagement Strategy Community Outreach Event

2.2 Community Engagement Materials CC or PC Hearing

2.3 Community Engagement Feedback Summaries

3.1 Test Fits (existing development standards)

3.2 Economic feasibility results

3.3 Development standards strategy memo

3.4 Parking Memorandum

3.5 Matrix of proposed development standards

3.6 Illustrative booklet of proposed development standards

3.7 Administrative draft zoning ordinance amendments

4.1 Public Draft ordinances

4.2 Final Draft Ordinances

Task 2. Community Engagement

Task 4. Public Hearings and Implementation

Task 3. Draft Objective Standards

Task 1. Information Gathering

2020 2021

231



Table 1 Baseline Scope of Work Fee
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Hourly Rate: $250 $235 $140 $120 $100 $235 $200 $140 $150 $150 $200 $175

Task 1. Information Gathering

A  Kick-off Meeting 2             2             2             -             1,250$       -        -          -        -             1,250$          

B Planning Document Review 8             2             8             -             3,120$       -        -          -        -             3,120$          

C Existing Conditions Analysis -             2             1             4             1,090$       2       2         -        870$       1,960$          

D Summary Presentation 2             4             10           14           2             4,720$       -        -          -        -             4,720$          

Subtotal for Task 1 4 16 15 26 2 10,180$     2       2         -        870         -              11,050$        

Task 2. Community Engagement

A Engagement Strategy 2             6             10           8             4,270$       -        -          -        -             2       20         2       3,700      7,970$          

B Implementation* 12           28           70           80           40           32,980$     -        -          -        -             2           8       30         7,150      40,130$        

Subtotal for Task 2 14 34 80 88 40 37,250$     -             2 22 10 30 10,850    48,100$        

Task 3. Draft Objective Standards

A Test Fits for Existing Standards 20           4             50           10,180$     16     24       74     18,920$  29,100$        

B Develop Draft Development Standards 2             80           2             10           40           24,780$     10     20       60     14,750$  24,780$        

C Visualize Draft Development Standards 1             8             30           5,130$       -        -          -        -             5,130$          

D Refine Draft Development Standards 1             10           1             10           3,740$       -        -          -        -             3,740$          

Subtotal for Task 3 4 118 3 14 130 43,830$     26     44       134   33,670$  -              77,500$        

Task 4. Public Hearings

A Planning Commission -             4             8             6             2,660$       2,660$          

B City Council -             3             6             2             1,745$       1,745$          

Subtotal for Task 4 0 7 14 8 4,405$       -             -              4,405$          

Ongoing Task: Project Management

Project Management & Administration 10           60           15           12,550$     -          -        -$           

Project Team Meetings 10           24           48           30           -             18,460$     2 470$       18,460$        

Subtotal for Project Management 10           34           108         45           -             31,010$     2       -          -        470         -              31,480$        

TOTAL LABOR ESTIMATE

hours 32 209 220 173 180 30 46 134 2 22 10 30 -$                  

$ 126,675$   35,010$  10,850$  172,535$      

DIRECT COSTS

1.  Misc. Direct Costs 4,500$       2,900$    

4,500$       7,400$          

TOTAL ESTIMATED FEE

179,935$      

OPTIONAL ITEMS

1 Parking Memorandum (Fehr & Peers) 9,100$       

2 Parking Survey (Fehr & Peers) 9,000$       per site

3 Staff Reports (UPP) 4,000$       

4 Development Standards Checklist (UPP) 1,200$       

23,300$     

TOTAL + OPTIONAL ITEMS

$203,235

*Engagement activities will be chosen in collaboration with the City. Budget assumes one larger event and 2-3 smaller activties per outreach goal.

It is assumed that all deliverables will be submitted digitally. UPP does not assume any printing costs for meeting materials or deliverables.

Strategic Economics
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NOTICE INVITING PROPOSALS FOR

Objective Development Standards for Multi-Family and Mixed-Use Housing

Proposals Due: June 19, 2020, 5:00pm 

Deliver proposals to: 
sneuse@cityofsantacruz.com
Project Description:
The City of Santa Cruz is requesting proposals from planning and design consulting firms (consultant) to develop 
objective zoning standards to be incorporated into the municipal code to govern design of multi-family housing in 
the City of Santa Cruz via a robust and inclusive community engagement program.

For More Information:
The Request For Proposals document, dated May 2020, may be downloaded from the City’s website or obtained 
from the Planning and Community Development Department, 809 Center St, Rm 101, Santa Cruz, California, 
95060. For additional information or assistance, contact Sarah Neuse, Senior Planner, at (831)420-5290, email 
sneuse@cityofsantacruz.com.

The City reserves the right to reject any or all proposals and waive any informality or minor defects in proposals 
received.
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1. GENERAL INFORMATION FOR VENDORS

1.1 Summary Scope of Work
The Planning and Community Development Department of the City of Santa Cruz is soliciting proposals from 
planning and urban design firms for Objective Design Standards for Multi-Family Housing. The City currently 
relies on a combination of objective and subjective design standards and guidelines, implemented through design 
review permits, to regulate the design of most buildings. The City is interested in creating a robust and thorough set 
of standards to govern the development of multi-family housing, both for exclusively residential development 
proposals and for mixed-use development proposals. The City is interested in pursuing a process that prioritizes 
geographic, socio-economic, generational, and racial equity in the public engagement approach and has identified a 
preliminary list of interests that may be affected by this project.  The list is included as Attachment 3. The highest 
priority in regards to the standards is that they ensure that future multi-family residential development in Santa Cruz 
supports the City’s vision, as stated in the 2030 General Plan, of creating a “compact, vibrant city that preserves the 
diversity and quality of its natural and built environments, creates a satisfying quality of life for its diverse 
population and workers, and attracts visitors from around the world.” 

1.2 Background

The Housing Accountability Act, as amended in 2019 by Senate Bill (SB) 330, specifies that subjective standards 
cannot be used by a jurisdiction between January 1, 2020 and December 31, 2024 to deny or reduce the density of 
projects unless specific findings of adverse public health and safety impacts are made.  The City of Santa Cruz is 
interested in updating our zoning ordinance and review processes to ensure certainty in the development entitlement 
process for both applicants and the general public in terms of the design features that will be required in order for a 
housing project to be approved. The City is also committed to ensuring high-quality urban design and preserving the 
unique and diverse character of its neighborhoods and business districts. A significant portion of the City’s existing 
commercial districts were identified for mixed-use development as part of the current General Plan, and there is 
beginning to be new investment and change in these areas. These areas are comprised of major intersections and 
primary transportation corridors through the city, and the sites will set the context for future development over the 
coming decades. Without objective development standards the City has limited ability to significantly influence 
urban design on these important sites, as well as in neighborhoods where multi-family housing development is 
planned.

1.3 Estimated Dollar Value
The City has applied for and received a grant from the SB 2 funds provided by the State of California to fund the 
development of objective development standards. The portion of this funding allocated to consultant services is 
expected to be up to approximately $180,000.

1.4 Contact
If you have any questions concerning this solicitation, please call contact Sarah Neuse, Senior Planner, by phone at 
(831) 420-5290 or by email at sneuse@cityofsantacruz.com.

To learn solicitation results, call Sarah Neuse after the due date. 

1.5 Proposal Deadline Proposals are due no later than 5:00 pm on Friday, June 19, 2020. All proposals will be 
delivered, on or before the due date. Late proposals may not be considered.
Vendors will email or file share the proposal and any attachments to sneuse@cityofsantacruz.com on or before the 
due date. 

1.6 Proposal Evaluation and Award
A contract for Objective Design Standards for Multi-Family Housing will be awarded based on the following 
factors. See Section 3.5 for specific review criteria and weighting:
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1. Proposal is responsive when received on time and completed per instructions, 
2. Proposal is compliant with specifications and industry standards,
3. Vendor is offering a competitive price,
4. Vendor is well-qualified. City may consider:

a. Experience of the Vendor and any subconsultants;
b. Past performance of the Vendor; and
c. Overall timeline of the process

A vendor’s failure to promptly respond to City’s inquires for proposal clarification may result in determination of 
non-responsibility.

The contract will be awarded on an all or nothing basis and is tentatively scheduled to begin September 2020. 

Vendors have the right to take exception to the specifications or terms to this solicitation. Any exceptions taken must 
be explained in the proposal. Any exceptions that contradict the City’s terms and conditions, or contain provisions 
that are not in the best interest of the City will disqualify the vendor. If exceptions are not explained, the Vendor 
will comply with the specifications as stated in this solicitation. 

The City reserves the right to reject any or all proposals and waive any informality or minor defects in proposals 
received.

1.7 Organization of this RFP Document
The Request For Proposals (RFP) is organized in these sections:

Section 1- General Information to Vendors: Contains summary scope of work, contact information, proposal 
due date, and general background information. 

Section 2- Specifications: Provides details regarding the contract requirements.

Section 3- Process Instructions: Contains the tentative RFP schedule, explains how the proposals will be 
evaluated, and presents administrative information on the conduct of the RFP process. 

Section 4- Terms and Conditions: Details the City’s contract terms and conditions.

Section 5- Acknowledgement of Receipt Form: Informs City of Vendor’s intent to submit proposal. 

Section 6- Proposal Cover Page: Provides basic Vendor contact information and an authorized signature 
accepting the City’s terms and conditions as stated in this solicitation. 

Section 7- RFP Questionnaire: Presents questions for Vendor response.

Section 8- Fee Schedule: Provides format for submitting pricing. Fee Schedules will include all costs incidental 
to performing ITEM according to this solicitation. 

Appendix 1 - Local Business Preference Certification

Appendix 2 – Potentially Affected Interests
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SECTION 2: SPECIFICATIONS

SECTION 2: SPECIFICATIONS

2.1 Project Overview
The City of Santa Cruz is a mid-sized city of nearly 70,000 people located between the north shore of the Monterey 
Bay and the Santa Cruz Mountains. Commuting distance from Silicon Valley jobs, University of California Santa 
Cruz growth, and the idyllic seaside environment have put pressure on the Santa Cruz housing market at an 
increasing rate over the past decade. The City adopted the 2030 General Plan in 2012 after an extensive public 
outreach and participation campaign. The adopted plan is focused around smart growth principles and includes a 
vision for supporting alternative modes of transportation by adjusting land use patterns to create demand for bikes, 
buses, and safe pedestrian connections. The adopted 2030 General Plan allows for additional residential density in 
specific locations along high-volume roadways, and in certain circumstances, the allowed densities differ from those 
that are currently permitted by the City’s Zoning Ordinance. Specifically, the adopted 2030 General Plan created 
new land use designations for mixed-use sites, and these designations were applied to properties fronting onto the 
City’s major roadways.

The City embarked on an effort to update the zoning ordinance to match the envisioned land uses and residential 
densities in the 2030 General Plan in 2014. This effort spanned over two years and had a wide variety of community 
meetings and input focused on creating new mixed use zone districts to apply to the sites identified in the General 
Plan for additional density. As the process progressed, community members expressed dissatisfaction and surprise at 
the development intensities envisioned by the 2030 General Plan. The effort to create these mixed-use zone districts 
was halted in mid-2017 in favor of a broader community conversation around housing, and it was then officially 
terminated in August of 2019.

The City is now beginning a new effort to create objective design standards for all of the existing zone districts and 
General Plan land use designations that allow multi-family and mixed-use development. Currently, mixed use 
development is permitted in all areas zoned for commercial use, and parcels that have the higher General Plan 
densities combined with a commercial zone district are utilizing the City’s planned development or development 
agreement processes in order to proceed through permitting. In order to promote high quality housing and urban 
design, the City Council accepted the recommendation to apply for an SB 2 grant to create objective standards for 
housing development.

Given the history with the City’s prior effort around zoning for housing, substantial community outreach is 
necessary, and an equitable, broad, and effective community engagement process will be key to successful 
proposals. Due to other projects that the City Council may direct staff to complete, the exact parcels which carry the 
relevant zone districts and land use designations may be in flux, but the potential effort of moving these designations 
is beyond the scope of this project. However, should the Council direct staff to launch a project that includes 
amending the high-density mixed use General Plan land use designations and redistributing the residential capacity 
to other areas of the City (as no net loss of residential capacity is allowed under SB 330), coordination between the 
two projects would be necessary.  Additional direction from Council is expected in the coming months, and, if 
applicable, pertinent info will be provided in addenda to this RFP.

The project to create objective development standards for multi-family development will require the consultant to 
prepare and manage a thorough community engagement strategy focused on helping community members 
understand and contribute meaningfully to the design and development requirements for housing in the City. The 
final product will consist of language that could be incorporated into the City’s Municipal Code to address the 
design of all the properties currently zoned with three multi-family zone districts, and the properties in the mixed use 
districts created by Mixed Use General Plan land use designations. Each set of zoning standards needs to address the 
density range permitted in each of these zone districts and by the General Plan, and should respond to the needs of 
the public realm and streetscape, particularly when projects are built fronting on major collector streets. The Mixed-
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Use General Plan land use designations include development capacities, defined by both a dwelling unit density and 
a floor area ratio, which will need to be accommodated on the designated sites. Some amount of site-specific 
planning and analysis will be required in order to test proposed design standards to determine feasibility of housing 
construction over the entire range of allowed development intensities. In the eight years since the adoption of the 
2030 General Plan, only one site designated for Mixed Use, High Density has sought and acquired an entitlement to 
redevelop, and the proposed project used only about one third of the allowable 2.75 FAR for the property. City staff 
is curious as to why more properties with this designation are not pursuing redevelopment, and is interested in 
addressing any challenges in the development standards that may be subduing housing production. The successful 
vendor will assist in developing an analysis identifying the factors hindering development.

The City is open to considering alternative methods for regulating design based on any relevant factors, as 
determined by the consultant via a robust community engagement effort. Such factors could be based on distinct 
neighborhoods, zone district designations, roadway type and capacity, or other relevant features. The City is looking 
for a consultant team that can guide the public and City leadership through a design process that will yield a set of 
clear, objective design standards that will ensure that all new multi-family housing built in Santa Cruz utilizes high-
quality urban design and produces durable, high-quality housing for diverse populations. Standards are expected to 
address acceptable materials, architectural styles, landscaping and building disposition, parking, height, setbacks, 
stepbacks, floor area ratio, and other standards necessary to accomplish the stated goals of the project. 

The primary goals for this project are:
1) To create anequitable community engagement program with participation by a diverse range of City 

stakeholders. (See attached list of Potentially Affected Interests.)
2) To develop implementable, understandable, objective design standards that will effectively dictate design 

requirements for multi-family housing throughout the City, maintaining and enhancing the unique character 
of Santa Cruz.

3) To ensure a high level of ownership of outcomes by community members regarding the standards for 
various locations – high likelihood that the recommended standards will be approved by City decision-
makers.

2.2 Responsibilities of Vendor 
The successful firm will be responsible for providing the following professional services:

1) Developing the proposed scope of work necessary to achieve the City’s stated goals.
2) Working with the City to determine the most appropriate and effective community engagement tools for the 

project, and considering the options and techniques that can be utilized in the next several months with the 
possibility of on-going social distancing. A list of potentially affected interests is included as Appendix 2 for 
reference.

3) Managing the planning and preparation for any and all community outreach meetings, events, or interviews.
4) Facilitating any and all community outreach meetings, events, or interviews, together with key City staff.
5) Producing materials necessary to facilitate any and all community engagement activities.
6) Conducting analysis to evaluate shade and solar acess effects of proposed development standards. 
7) Conducting analysis sufficient to analyze required parking ratios for multi-family housing and associated 

mixed-use projects.
8) Drafting text, and diagrams or illustrations for use in the Municipal Code, to objectively regulate the 

development of multi-family housing in all relevant zone districts or areas of the City. The drafted standards 
should conform sufficiently to the General Plan in order to be covered by the General Plan EIR.

9) Participating in and supporting presentations to the Planning Commission and City Council, as requested.
10) Collaborating with City staff to draft agenda reports in advance of hearings and informational meetings with 

the Planning Commission and City Council.

The selected consultant team will produce, at minimum, the following deliverables:
1) Community Engagement strategy memo, addressing the attached list of potentially affected interests.
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2) All materials and presentations necessary to conduct planned community engagement activities or meetings.
3) Summaries of feedback from community engagement activities.
4) Analysis of site standards necessary to accommodate development capacities identified by the General Plan.
5) Administrative Draft Ordinance amendments for exclusively residential development covering all properties 

in the multi-family  zone districts.
6) Administrative Draft Ordinance amendments for mixed-use residential combined with commercial or 

industrial (including live/work) development covering all properties in the relevant zone districts.
7) Public Draft Ordinances incorporating feedback and edits from City staff.
8) Final Draft Ordinances incorporating feedback from staff, public, and elected/appointed officials.
9) Graphic Illustrations of design standards for inclusion with the zoning ordinance.
10) All products shall include Microsoft Word and PDF files with high-resolution graphics, and PowerPoint 

slides as necessary.

2.2.1 Responsibilities of City 
City staff will be responsible for the following:

1) Approving the final scope of work necessary to achieve the City’s stated goals.
2) Working with Vendor to determine the most appropriate and effective community engagement tools for the 

project.
3) Coordinating the logistics, scheduling, and materials needs for community outreach meetings, events, or 

interviews.
4) Attending and assisting with facilitation at any and all community outreach meetings, events, or interviews.
5) Reviewing and approving materials necessary to facilitate any and all community engagement activities.
6) Assisting Vendor in selecting an approach. 
7) Reviewing and approving text and diagrams or illustrations for use in the Municipal Code to regulate the 

development of multi-family housing in all relevant zone districts or areas of the City.
8) Prepare for and present at hearings for the Planning Commission and City Council, supported by vendor.
9) Collaborate with vendor to prepare agenda reports in advance of hearings and informational meetings with 

the Planning Commission and City Council.

2.3 Basic Qualification of Vendor
The selected vendor will have relevant expertise, a proven track record of successfully completed projects, a passion 
for community engagement, and a creative and innovative approach for achieving the City’s goals.

The ideal consulting firm would include the following disciplines and attributes:

1) A focus on urban design, architecture, landscape architecture, city planning, and community facilitation.  
2) A highly organized and responsive team who listens to, partners with, and is passionate about 

collaboration with city staff, decision makers, and all sectors of the community.
3) A strategic project manager with substantial experience and success in community engagement, urban 

design, and public relations. 
4) Talented writers, illustrators, and graphic artists that can prepare user-friendly and graphically enriched 

presentations, maps, diagrams, and architectural illustrations; qualified traffic engineer to guide parking 
recommendations.

5) An economic, developer, and/or planning professional who has experience evaluating the viability of 
construction allowed by potential objective standards, particularly at the higher density/intensity levels 
considered in the General Plan.  

6) It is desirable to have experience developing objective standards in other communities.

2.4 Damage
The Vendor will be responsible for any damage to City property during the performance of this contract. In the 
event that there is damage to City property, the Vendor will immediately report the incident to the City in writing. 

238



City of Santa Cruz Request For Proposals for Objective Development Standards

May 2020  Page 7

Any such damage will be repaired or replaced with same by the Vendor at his/her expense and to the satisfaction 
of the City.

2.5 Vendor’s Employee Conduct
Vendor will agree to remove any employee whose conduct is improper, inappropriate, or offensive as determined 
by the City. A removed employee(s) is not to work on City premises without the written consent of the City. The 
Vendor will remove any employee from working in, or delivering to, City facilities who is convicted of a felony 
during his/her employment.
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SECTION 3: PROCESS INSTRUCTIONS

3.1 RFP Schedule 
The City will make every effort to adhere to the following schedule:

Action DATE
1. Issue RFP May 15, 2020

2.  Deadline for submitting additional questions May 29, 2020

5.  City response to additional questions June 5, 2020

6. Proposal due date June 19, 2020

7. Oral presentations for finalists July 8-10, 2020

8. Proposal evaluation completed July 14, 2020

9. Notice of intent to award July 17 2020

3.2 Proposal Format 
Proposals are due no later than 5:00 pm on Friday June 19, 2020. All proposals will be emailed/fileshared to Sarah 
Neuse on or before the due date. Late proposals may not be considered.

The City will not be liable for any expenses incurred by Vendors responding to this solicitation.

Proposals should be organized as follows:

1. Cover Letter.  Please include a cover letter stating project interest which includes:
 A statement describing why your firm is qualified to complete the project and perform the work required in 

a responsive manner.
 A description of the anticipated interaction between consultant and City.
 Identification of the project manager and main point of contact.

2. Preliminary Scope of Work and Recommended Project Schedule.  Provide a preliminary scope of work and 
provide comments on the scope. Indicate resources that will be allocated to each major task to meet the proposed 
schedule, and discuss your firm’s flexibility and record in “catching up” if milestone dates are not met. Discuss 
your firm’s commitments to other projects in the time frame coinciding with the proposed schedule for this 
project.

3. Qualifications and Capabilities.  Provide a detailed discussion of the qualifications and experience of the 
Project Manager that would be assigned to this project.  Provide additional information regarding the 
qualifications and experience of all others that will be assigned to work on the project team.  Please submit 
resumes of only those individuals that will actually be assigned to work on the project.  Indicate how your firm’s 
resources will work together to complete this project.  An organizational chart is recommended.  

4. Subconsultants.  Identify any subconsultants your firm will utilize to complete this project. Briefly describe 
your firm’s past experience, working relationship and involvement in joint projects with these subconsultants.

5. Related Project Experience. Describe your firm’s and your Project Manager’s past performance on similar 
projects, including coordinating the work of subconsultants.  Provide locations, description of work, work 
samples or links to samples, completion dates, and value of contracts.  Address your firm’s record of meeting 
schedules and controlling costs.  Provide an explanation gauging how successful implementation of the 
referenced project experience has been in realizing the municipality’s goals. 
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7. Sample Products.  Gaining an understanding of the products prepared by the consulting firm is important for 
the evaluation committee. Please provide internet links (either to websites or to a file sharing site) to up to three 
comparable documents prepared by the consulting team.

8. Project Team Consistency.  Explain how you can guarantee that the project team members will be accessible 
and able to complete the project without change.

9. References.   Include name, address and phone number for a minimum of three (3) references you prepared 
similar projects.  

10. Fee Estimate.  Submit a fee estimate for each task outlined in the preliminary Scope of Work.  Provide a 
breakdown of the fee for each task showing the estimated hours of each project staff member assigned to the 
task and the associated fee for that project staff member or subconsultant.  Also provide hourly rate schedules 
for all key project staff, including subconsultants.  

11. Insurance Coverage.  Identify carriers, A.M. Best ratings, types and limits of insurance carried by your firm.   
Provide a statement verifying that your firm meets the insurance requirements contained in the City’s standard 
Terms and Conditions. 

12. Additional Information.  Please provide a list of contracts/agreements terminated for convenience or default 
within the past three years, if any.  List any litigation that now affects or may affect in the future the firm’s 
ability to perform.

Vendors have the right to take exception to the specifications or terms to this solicitation. Any exceptions taken must 
be explained in the proposal. Any exceptions that contradict the City’s terms and conditions, or contain provisions 
that are not in the best interest of the City will disqualify the vendor. If exceptions are not explained, the Vendor 
will comply with the specifications as stated in this solicitation. 

3.3 Non-Response to RFP 
In the event your business decides not to submit a proposal, please return the Acknowledgement of Receipt Form, 
Section 5. It would be helpful if you indicated why your business did not wish to submit a proposal. 

3.4 RFP Addenda
The City may determine it is necessary to revise any part of this solicitation. Revisions will be made by written 
addenda and it is the Vendor’s responsibility to comply with any addenda to this solicitation. Any addenda will be:

 Emailed to known interested vendors, and
 Posted on the City’s website, www.cityofsantacruz.com, under Bidding Information, or 
 Vendors may contact Sarah Neuse, Senior Planner at 831.420.5290 or by email to 

sneuse@cityofsantacruz.com.

3.5 Proposal Evaluation
RFP responses will be evaluated and ranked according to the criteria below by an evaluation committee composed 
of City staff. The evaluation committee will open and review the proposals in confidence. Proposals will be 
available to the public after contract award. 

Criteria Weight

1. Overall cost including vendor and anticipated 
City expenses.

15%
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2. Proposed timeline. 10%

3. Quality and creativity of proposed scope of work 
and responsiveness to the issues identified in the 
RFP. Ability to communicate clearly and 
concisely.

20%

4. Technical skills and expertise of the team and the 
prime consultant’s ability to manage a team to 
produce a complete and coordinated set of 
documents required by this project.

20%

5. Relevant experience managing effective public 
outreach in an inclusive and equitable fashion; 
quality of community engagement approach.

15%

6. Qualifications and experience of proposed 
subconsultants identified for this project.

10%

7. Familiarity with and proximity to the City of 
Santa Cruz.

10%

3.5.1 Proposal Evaluation Criteria Definitions 

1. Overall cost including vendor and anticipated City expenses. – 15%

The total cost of the contract will affect 15% of the overall evaluation. The lowest responsive offeror will 
be given the full points for this criterion and higher offers will be scored proportionally using the 
following formula:

((Lowest responsive offeror’s price, including discounts & preferences / This offeror’s price, including 
discounts & preferences) * 100 = Pre-weighted score) * 15%

Proposed fees will be presented as not-to-exceed costs for the contract term and will include all 
professional fees and expenses. 

2. Proposed timeline – 10%

The City of Santa Cruz considers this project to be a priority for the Planning and Community 
Development Department and would like this process to be successful and complete as soon as possible. 
The duration of the proposed timeline will affect 10% of the overall evaluation. Projects must show 
schedules that complete work no later than December of 2021.

3. Quality of proposed scope of work and responsiveness to the issues identified in the RFP; ability to 
communicate clearly and concisely. – 20%

Proposals will be evaluated for professionalism, thoroughness, relevance, and quality of writing. City 
staff will be relying on the text and graphics in  the RFP itself to evaluate the ability of each respondent to 
communicate effectively in writing. Samples of work showing graphic communication skills may also be 
included. 

4. Technical skills and expertise of the firm and their ability to manage a team of subconsultants to produce 
a complete and coordinated set of deliverables required by this project. – 20%

Evidence of relevant technical expertise including qualifications and lists of recently completed projects 
by each team member will contribute 20% to the overall evaluation. Proposals should include 
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qualifications for all primary team members (all teams should include economic or related consultant) and 
should demonstrate the ability to coordinate and collaborate with the public, consultant team, and 
municipal staff. Proposals will be evaluated for the Vendor’s qualifications, experience and references. 
The criteria will also include an evaluation of the Vendor’s longevity, projected financial stability, and 
performance on similar contracts.

5. Relevant experience managing effective public outreach in an inclusive and equitable fashion; quality of 
community engagement approach. – 15%

The City is deeply invested in ensuring an equitable and inclusive public engagement process. Prior 
experience reaching traditionally underrepresented communities and successful engagement across a range 
of social, age, and economic characteristics will contribute 15% to the overall evaluation. Proposals should 
explain how equity was achieved and identify metrics for measuring inclusivity in public engagement. The 
list of potentially affected interests included as Attachment 3 will be refined with the City during the kick-
off phase of the project and should be used as a guide in proposing an effective and equitable community 
engagement process. Strategies for engagement that can accommodate the potential for ongoing social 
distancing should be included.

6. Qualifications and experience of proposed subconsultants identified for this project.– 10%

Each team is expected to include an economic, developer, and/or planning professional capable of 
evaluating the viability of development projects, as well as any design or other professionals that the 
vendor deems necessary to produce a successful project. The expertise and documented experience of the 
proposed subconsultants will contribute 10% to the overall evaluation. Proposals should describe the work 
that each team member will contribute to the process and identify the qualifications of all team members.

7. Familiarity with and proximity to the City of Santa Cruz. – 10%
Santa Cruz is a relatively small coastal community located between Silicon Valley and the Monterey Bay, 
and home to the University of California, Santa Cruz. Our demographic characteristics and political climate 
differ from communities in the Bay Area and elsewhere in the state. The City has a preference for teams that 
include at least one team member with previous experience in our community, this criterion will contribute 
10% to the overall evaluation. 

3.6 Evaluation of Semi-Finalists
After the initial proposal evaluation, the City may determine that additional information is needed to establish the 
final ranking of vendors. The semi-finalists will be contacted and may be asked to: 

 Make an oral/video presentation by responding to pre-established questions, 
 Conduct a scenario-based demonstration of the equipment or service, 
 Revise the submitted proposal for the purpose of obtaining best and final offers, and/or
 Provide additional information to assist City in determining the best value vendor.  

All semi-finalists will be given equal opportunity to provide the requested information to the City. Any oral 
presentations and/or demonstrations will be scheduled for a mutually agreed upon date, tentatively to be 
scheduled between July 8 and July 10, and will be at no cost to the City.

The Evaluation Committee will use all information collected to rank the semi-finalists in order of their ability to 
best meet the requirements of the City. The City will begin negotiating a firm contract with the highest ranked 
Vendor. If no agreement can be reached, negotiations will begin with the next ranked Vendor.

3.7 Contract Implementation 
The contract resulting from this solicitation is tentatively scheduled to begin August of 2020. Upon award 
notification and prior to final contract approval, the successful proposer will be required to submit:
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a. Proof of insurance documentation as specified in section 4.1 of this solicitation;
b. A completed W9 form and, if applicable, non-resident withholding exemption form, if not already on file 

with the City; and
c. Proof of a current City of Santa Cruz business tax certificate if the Vendor is located in, or performs services 

within, the city limits for more than 6 days annually.

The finalized contract will include the RFP Section 2, the RFP Section 4, the Vendor’s response to Section 6 
(RFP Cover Page), the Vendor’s response to Section 7 (RFP Questionnaire), the Fee Schedule as described in 
Section 8, the City’s standard terms as Exhibit A, and any negotiated modifications agreed to by the parties.

3.8 Public Record
Proposals received will become the property of the City. All proposals, evaluation documents, and any subsequent 
contracts will be subject to public disclosure per the “California Public Records Act,” California Government Code, 
sections 6250 – 6270. All documents related to this solicitation will become public records once discussions and 
negotiations with proposers have been fully completed and an award has been announced. 
Appropriately identified trade secrets will be kept confidential to the extent permitted by law. Any proposal section 
alleged to contain proprietary information will be identified by the proposer in boldface text at the top and bottom as 
“PROPRIETARY.” Designating the entire proposal as proprietary is not acceptable and will not be honored.  
Submission of a proposal will constitute an agreement to this provision for public records. Pricing information is 
not considered proprietary information.

3.9 Award Protests
Any Vendor who unsuccessfully bids on a city contract or any trade association representing workers who would 
have potentially been employed by such contract may formally protest a contract award. Protest letters regarding a 
formal contract award will be directed to:

City of Santa Cruz
City Clerk Administrator

809 Center Street, Room 9 
Santa Cruz, California 95060

Protests will be filed with the City Clerk’s office no later than 5 business days after the written notice of intention 
to award has been distributed. Protest letters will include:

 The name, address, and telephone number of the protester;
 The solicitation title and due date;
 Name of City employee and Department designated as the contact in the original solicitation;
 A detailed statement of the legal and/or factual grounds for the protest; and 
 The form of relief requested.

The City Council will hear the protest prior to award of the contract. The protesting party may protest the City’s 
or successful Vendor’s failure to comply with the requirements of the Purchasing Ordinance or the solicitation 
documents. The protest must clearly set forth the basis for the protest; grounds not set forth in the written protest 
will not be considered by the City Council at the protest hearing. The City Council will sustain a protest if the 
protesting party demonstrates by clear and convincing evidence that, as specified above, the City would act 
improperly in awarding the contract. The decision of the City Council will be final.

244



City of Santa Cruz Request For Proposals for Objective Development Standards

May 2020  Page 13

4. TERMS AND CONDITIONS

4.1 City’s Standard Terms and Conditions
The City of Santa Cruz standard terms and conditions shall govern this contract except with regard to insurance 
requirements. Review the standard terms and conditions here; all terms will apply to the contract resulting from this 
solicitation. A current copy of these terms will be included in the resulting contract as an Exhibit. A hard copy of the 
terms and conditions are available by contacting the Purchasing Division at 831/420-5080.

4.1.1 Insurance Requirements 
Vendor will maintain and comply with the insurance requirements as set forth in Exhibit A.  These 
requirements will be included in the resulting contract as an Exhibit.    

4.2 Subject to SB2 Grant standard Agreement
The Terms and Conditions of the SB2 Grant Funds, as expressed in STD 213 are incorporated herein by 
reference, and shall be applicable to any contract between the City and the selected vendor.

4.3 Term of Contract 
The term of the contract will commence upon notification of award and continue for a period of ONE YEAR plus 
any renewals agreed to by the parties.

4.4 Contract Renewal 
At the option of the City, this contract may be renewed annually under the same contractual terms and conditions 
and at the same price or price basis. 

4.5 Vendor Travel Reimbursement Policy 
When it is mutually agreed between the City and the vendor, the vendor’s employees will be reimbursed for travel 
expenses according to this policy.  It is expected that all travel expenses incurred by vendors while conducting 
activities on behalf of the City will be at reasonable rates and that vendors will exercise prudence in incurring these 
expenses.

Meals
Meals are reimbursed at the current GSA Meals & Incidental per diem rate by county (www.gsa.gov/travel). The 
City does not reimburse for actual costs for meals. Reimbursement is based solely on per diem rates. Do not submit 
meal receipts. 
 Travel before 8:00a qualifies for breakfast reimbursement.
 Travel between 8:00a – 1:30p qualifies for lunch reimbursement.
 Travel between 1:30p – 7:00p (or later) qualifies for dinner reimbursement.
 Days between hotel stays and days starting before 8a and ending after 7p, qualify for the full GSA Meals &           

Incidental per diem rate.

Ground Transportation
Ground transportation is reimbursable when it is for travel between the vendor’s place of business, their employee’s 
home, an airport, or Santa Cruz hotel to their City work location.
1. Reasonable fees for taxis, shuttles, busses, trains, light rail, ride hailing services (Uber, Lyft), bike shares|

       (Jump), and similar modes of transportation will be reimbursed. Receipts are required for reimbursement.
2. Personal vehicles include vehicles owned by the vendor or their employees.

 Mileage will be reimbursed at the current IRS mileage rate. 
 Evidence of automobile liability insurance meeting the City’s requirements must be provided.
 Maps showing starting point, City work location, and total miles are required for reimbursement.

3. Car rentals are reimbursable when
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 Travel is necessary from an airport to the City work location.
 The rental reservation is made as far in advance as is practical and the lowest possible price is obtained.
 Insurance coverage is included in the rental agreement and the car is returned with a full tank of gas.
 The smallest vehicle necessary is rented.
 Parking expenses are included in the GSA Meals & Incidental per diem rate. The City will not pay 

additionally for parking expenses.
 Receipts are required for reimbursement.

Airfare
Airfare is reimbursable when the vendor’s place of business, or their employee’s home, is more than 250 miles away 
from Santa Cruz.

 Airfare must be lowest available coach class fare. Flights may be non-stop.
 Airfare must be booked as far in advance as is practical.
 Fees for one piece of checked luggage (and any equipment necessary for the work being done) will be 

reimbursed.
 Extra charges for seat assignments, refundable tickets, travel insurance/protection, and similar fees are not 

reimbursable.
 If the City cancels the need for travel and the ticket cannot be changed or refunded, the ticket cost will be 

reimbursable.
 Receipts are required for reimbursement.

Lodging
Lodging is reimbursable when the vendor must work on site for two or more consecutive days and the vendor’s 
place of business, or their employee’s home, is more than 60 miles away from Santa Cruz.

 Lodging is reimbursed up to the current GSA rate by county (www.gsa.gov/travel). 
 Costs for hotel rooms above this rate are the responsibility of the traveler.
 Receipts are required for reimbursement.

General
 Travel expenses not listed above will not be reimbursed.
 Travel reimbursements are paid after the completion of travel. There are no travel advances.
 Exceptions to any of the above requirements require advance written permission from the Department Head 

of the department contracting with the vendor.

4.6 Equal Employment Opportunity/Non-Discrimination
City’s policies promote a working environment free from abusive conduct, discrimination, harassment, and 
retaliation; and require equal opportunity in employment for all regardless of race, religious creed (including 
religious dress and grooming practices), color, national origin (including language use restrictions), ancestry, 
religion, disability (mental and physical), medical condition, sex, gender (including gender identity and gender 
expression), physical characteristics, marital status, age, sexual orientation, genetic information (including family 
health history and genetic test results), organizational affiliation, and military or and veteran status, or any other 
consideration made unlawful by local, State or Federal law. City requires Consultant to be in compliance with all 
applicable Federal and State and local equal employment opportunity acts, laws, and regulations and Consultant is 
responsible for ensuring that effective policies and procedures concerning the prevention of abusive conduct, 
discrimination, harassment, and retaliation exist in Consultant’s business organization. The City’s current Equal 
Employment Opportunity and Non-Discrimination policies to which this Section applies may be viewed at 
http://www.codepublishing.com/CA/SantaCruz/?SantaCruz09/SantaCruz0983.html and 
http://www.cityofsantacruz.com/home/showdocument?id=59192.
 
Copies are available upon request from the City’s Purchasing Division.
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4.7 Indemnification
For General Services: To the fullest extent permitted by law, Consultant agrees to indemnify, defend, and hold 
harmless the City, its officials, officers, employees, and volunteers from and against any and all claims, demands, 
actions, liabilities, damages, judgments, or expenses (including attorneys’ fees and costs) arising from the acts or 
omissions of Consultant’s employees or agents in any way related to the obligations or in the performance of 
services under this Agreement, except for design professional services as defined in Civil Code § 2782.8, and 
except where caused by the sole or active negligence, or willful misconduct of City.

For Design Professional Services under Civil Code §2782.8: To the fullest extent permitted by law, Consultant 
agrees to indemnify, defend, and hold harmless City, its officials, officers, employees, and volunteers from and 
against any and all claims, demands, actions, liabilities, damages, or expenses (including attorneys’ fees and 
costs) arising from the negligence, recklessness, or willful misconduct of the Consultant, Consultant’s employees, 
or agents in any way related to the obligations or in the performance of design professional services under this 
Agreement as defined in Civil Code §2782.8, except where caused by the sole or active negligence, or willful 
misconduct of City. The costs to defend charged to the Consultant relating to design professional services shall 
not exceed the Consultant’s proportionate percentage of fault per Civil Code §2782.8.
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SECTION 5: ACKNOWLEDGEMENT OF RECEIPT FORM

1. Acknowledgement of Receipt
This Acknowledgement of Receipt Form will be signed and delivered to Sarah Neuse, no later than 5 p.m. on 
May XX. Email  form to sneuse@cityofsantacruz.com. 

The purpose of this form is to notify the City of Vendors interested in submitting a proposal and confirming 
receipt of all necessary information. Vendors who elect to return this form with the indicated intention of 
submitting a proposal will receive copies of the City’s response to questions and RFP addenda, if any are issued. 
However, E-mail notifications sent to known potential vendors are a convenience only. 

3.4 RFP Addenda
The City may determine it is necessary to revise any part of this solicitation. Revisions will be made by written 
addenda and it is the Vendor’s responsibility to comply with any addenda to this solicitation. Any addenda will be:

 Emailed to known interested vendors, and
 Posted on the City’s website, www.cityofsantacruz.com, under Bidding Information, or 
 Vendors may contact Sarah Neuse, Senior Planner at 831.420.5290 or by email to 

sneuse@cityofsantacruz.com.

In acknowledgement of receipt of this Request for Proposals the undersigned agrees that s/he has received a 
complete copy; beginning with page 1 and ending with page #. 

This vendor  does   does not (check one)  intend to submit a proposal.

If not, please provide reason (to assist City in planning future solicitations): ___________________________

________________________________________________________________________________________

Business Name: __________________________________________________________________________

Address: 

Telephone Number: 

Fax Number: 

E-mail address: 

Signature of Authorized Representative: 

Printed Name of Authorized Representative: 
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SECTION 6: PROPOSAL COVER PAGE

1. Proposal Deadline
Proposals are due no later than 5:00 pm on Friday, June 19, 2020. All proposals will be delivered, on or before the 
due date. Late proposals may not be considered.
Vendors will email or file share the proposal and any attachments to sneuse@cityofsantacruz.com on or before the 
due date. 

2. Proposal Response Sheet
The undersigned, upon acceptance, agrees to furnish the following in accordance with the specifications and 
terms and conditions per City of Santa Cruz “Request for Proposals for Objective Development Standards for 
Multi-Family and Mixed-Use Housing” dated May 2020, at the prices indicated herein. 

The undersigned, under penalty of perjury, declares not to be a party with any other business to an agreement to 
bid a fixed or uniform price in connection with this proposal.

The unsigned declares under penalty of perjury that she/he is authorized to sign this document and bind the 
business or organization to the terms of this contract.

The undersigned recognizes the right of the City of Santa Cruz to reject any or all proposals received and to 
waive any informality or minor defects in proposals received.

Vendor Name: 

Address: 

Telephone Number: 

Fax Number: 

E-mail address: 

Signature of Authorized Representative: 

Printed Name of Authorized Representative: 

If vendor is awarded the contract, will vendor extend contract terms and pricing to other government 
agencies? 

 Yes   No

3. Addenda
The City may determine it is necessary to revise any part of this solicitation. Revisions will be made by written 
addenda and it is the Vendor’s responsibility to comply with any addenda to this solicitation. Any addenda will be:

 Emailed to known interested vendors, and
 Posted on the City’s website, www.cityofsantacruz.com, under Bidding Information, or 
 Vendors may contact Sarah Neuse, Senior Planner at 831.420.5290 or by email to 

sneuse@cityofsantacruz.com.

How many addenda were issued for this solicitation? ________
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SECTION 7: QUESTIONNAIRE

Answer all of the following questions. Any omission may be cause for rejection of proposal. Answers should be 
complete and in the order presented. A simple "yes" or "no" answer is not adequate. 

Vendors have the right to take exception to the specifications or terms to this solicitation. Any exceptions taken must 
be explained in the proposal. Any exceptions that contradict the City’s terms and conditions, or contain provisions 
that are not in the best interest of the City will disqualify the vendor. If exceptions are not explained, the Vendor 
will comply with the specifications as stated in this solicitation. 

Vendor’s qualifications experience and references 

1) Describe business background and qualifications, including year business was established.

2) Provide background of personnel that will be assigned to provide this service to the City, with emphasis on 
community engagement experience.

3) Describe experience doing similar work for other public agencies or community groups.

4)  Describe the expertise provided by each proposed team member, and the value they add to the team.

5) Provide references and work samples from similar projects completed within the past 10 years. 

Vendor’s proposed work plan

6) Clearly define all work your business proposes to do for the City. Include a list of deliverables and a work 
schedule.

7) If you will subcontract portions of the work, list all subcontractors to be used. Include business name, 
address and phone number.

8) Outline the team’s anticipated community engagement tools and approach, given the need for on-going 
social distancing over the course of the project.

9) What should the City expect regarding future technology advances? How can the City plan on managing 
the final documents moving forward?

250



City of Santa Cruz Request For Proposals for Objective Development Standards

May 2020  Page 19

SECTION 8: FEE SCHEDULE

 Detail all costs incidental to the purchase of Objective Development Standards for Multifamily and Mixed 
Use Housing. Include all costs in your proposal. Vendor will not be allowed to charge for costs not listed 
in the proposal.

 Describe under what circumstances that City would be charged for additional work.

Local Business and Locally Owned Business Preference  
Local Businesses and Locally Owned Businesses must submit the attached Appendix 1:  Local Business 
Preference Certification, with the proposal in order to receive the 2% and additional 4% preference. Any 
preference will be applied on the pricing criteria only.  
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 Appendix 1:

Local Business Preference Certification

Business Name: _____________________________________________

Local Businesses and Locally Owned Businesses must submit this certification with each bid or proposal in order 
to receive the 2% and additional 4% preference applied during the evaluation of any competitive process for 
goods, supplies, equipment, materials, services, or professional services.

Local Businesses
To qualify for the 2% local business preference, a business must meet the following criteria:

1) Does the business have an office with at least one employee located in the City of Santa Cruz?

 Yes  No Business Address: _____________________________________________________

2) Is the business current in the payment of all taxes, charges, assessments, or fees owed to the City of Santa 
Cruz? 

 Yes  No

3) Does the business hold a valid City of Santa Cruz business license?

 Yes  No DBA/license number: __________________________________________________

Locally Owned Businesses
To qualify for an additional 4% locally owned business preference, a business must meet the above requirements 
for a local business and at least 50% of the business’ owners must live in the County of Santa Cruz. 

To qualify for the locally owned business preference, list all of the business’ owners and their county of residence 
(attach additional sheets if necessary).

Owner Name: ______________________________________ County: ________________________________

Owner Name: ______________________________________ County: ________________________________

Owner Name: ______________________________________ County: ________________________________

Owner Name: ______________________________________ County: ________________________________

By submitting this form, I represent that I qualify as a (check all that apply):
 Local Business
 Locally Owned Business

I understand that by submitting false information or failing to disclose material information in order to qualify for 
the preference my business will be 1) required to pay the city any difference between the contract amount and 
what the city’s cost would have been if the contract had been properly awarded, and 2) prohibited from bidding 
on any city contract or receiving any city contract for a period of three years of the discovery of facts supporting 
the same.

Authorized Signature: ________________________________

Name & Title: ______________________________________

Date: _____________________________________________
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Appendix 2: List of Potentially Affected Community Interests

ENVIRONMENTAL:
1. Camp. for Sensible Transportation
2. Center for Marine Conservation
3. Center for Natural Lands Management
4. Citizen's Climate Lobby
5. Coastal Commission
6. Coastal Science and Policy Program (UCSC)
7. Coastal Watershed Council
8. Coastwalk
9. Conservationalists
10. Ecology Action
11. Education for Sustainable Living Program
12. Friends of Parks and Recreation
13. Friends of Santa Cruz State Parks
14. Friends of the Rail Trail
15. Friends of the River
16. Greenbelt Alliance
17. Grid Alternatives
18. Groundswell Coastal Ecology
19. Homeless Garden Project
20. Jimmy Panetta's Environmental Working Group
21. Land Trust of Santa Cruz County
22. Monterey Bay Air Resources District
23. Santa Cruz Community Climate Action Task Force
24. Santa Cruz County Greenway
25. SC Climate Action Network
26. Sierra Club-Santa Cruz Chapter
27. UCSC Student Environmental Center
28. Think Local First
29. Tree People
30. UCSC 
31. USGS

BUSINESS COMMUNITY:
32. SCC Chamber
33. Business Community
34. Business Council
35. Santa Cruz Works
36. SC New Tech Meetup
37. Businesses

253



City of Santa Cruz Request For Proposals for Objective Development Standards

May 2020  Page 22

38. Major Employers
39. MidTown Business Assn
40. Neighborhood of Lower Ocean
41. UCSC
42. County of SC
43. Boardwalk
44. Costco
45. Employees of City businesses
46. Employees who live outside the City
47. Commuters
48. Shoppers

ENERGY:
49. Central Coast Energy Services
50. Monterey Bay Community Power

HOUSING:
51. Afford. Housing Advocates
52. Affordable Housing Developers
53. Developers
54. Affordable Housing Now
55. YIMBY
56. NIMBYs
57. East Side Residents
58. West Side Residents
59. Downtown and Beach Area Residents
60. Current Residents
61. Current Neighbors
62. Future Residents
63. Future Neighbors
64. Potentially Displaced Residents
65. Renters
66. Landlords
67. Home Owners
68. Santa Cruz County Realtors
69. Contractors
70. Santa Cruz Together
71. Movement for Housing Justice
72. Tenant Sanctuary
73. Save Santa Cruz
74. Neighborly Santa Cruz
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OTHER:
75. Event Santa Cruz 
76. Historic Precedent
77. Art Comission
78. Sensible Transportation
79. Childcare Providers
80. RTC Bike committee
81. PW Commission
82. Bike SC County
83. Community Traffic Safety Coalition
84. Ecology Action
85. MIssion Pedestrian
86. SC Neighbors
87. Branciforte Action Committee
88. Harvey West Business Assn
89. Ocean St Extension Nbhd Assn
90. SC County Cycling Club

COMMUNITY:
91. UCSC Students
92. Children
93. Youth
94. Tourists
95. Bicyclists 
96. Walkers
97. Dog Owners
98. Runners/joggers
99. Hispanic community
100. Seniors
101. Elderly
102. Santa Cruz City Schools
103. Private Schools
104. Historic Preservation
105. Event Space Users
106. Individuals experiencing Homelessness
107. Homless advocates
108. Drivers/parkers
109. Cyclists
110. Low income residents
111. Moderate income residents
112. Above Moderate income residents
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STATE AGENCIES:
113. Cal Trans
114. Cal Fish and Wildlife 
115. Cal Fire

LOCAL AGENCIES:
116. City Attorney
117. Housing Engagement
118. Public Works Dept
119. Parks and Rec Dept
120. Planning Dept
121. Economic Development Dept
122. City Council
123. Finance Department
124. Police Department
125. Fire Department
126. Public Works Comission
127. Regional Transportation Comission
128. Arts Comission
129. Historic Preservation Commission
130. Parks and Recreation Commission
131. Planning Commission
132. Transportation and Public Works Commission
133. Water Commission
134. Building Division

TRANSPORTATION:
135. Santa Cruz County Regional Transportation Comission Bike Committee
136. Santa Cruz County Regional Transportation Comission
137. CALTRANS
138. Campaign for Sustainable Transportation
139. Desal Alternatives
140. Religious Groups
141. Communities Organized for Relational Power and Action (COPA)
142. Churches/Religious groups as land owners
143. Labor Groups
144. IBEW
145. SEIU
146. Mid-Mgmt
147. Supervisors
148. POA
149. Temp-SEIU
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150. IAF
151. Police Mgmt
152. Fire Mgmt
153. Construction Unions
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EXHIBIT A: INSURANCE REQUIREMENTS

A. CERTIFICATE REQUIREMENTS
The City will be issued a Certificate of Insurance (a Memorandum of Understanding will not be accepted) 
with the following minimum requirements:
1. Certificate(s) will show current policy number(s) and effective dates,
2. Coverage and policy limits will meet, or exceed, requirements below,
3. The Certificate Holder will be City of Santa Cruz, Risk Management, 877 Cedar St., Suite 100, Santa 

Cruz, CA 95060,
4. Certificate will be signed by an authorized representative,
5. An endorsement will be provided to show the City, its officers, officials, employees, and volunteers as 

additional insureds.

B. MINIMUM SCOPE AND LIMITS OF INSURANCE 
Consultant acknowledges that the insurance coverage and policy limits set forth in this section constitute the 
minimum amount of coverage required. The City will be entitled to coverage for the highest limits maintained 
by Consultant. Coverage will be at least as broad as:

1. COMMERCIAL GENERAL LIABILITY (CGL): $1,000,000 PER OCCURRENCE
1.1.1.Proof of coverage for $1 Million per occurrence including products and completed operations, 

property damage, bodily injury, personal and advertising injury will be provided on Insurance 
Services Office (ISO) Form CG 00 01 covering CGL. If a general aggregate limit applies, either 
the general aggregate limit will apply separately to this project/location or the general aggregate 
limit will be at least twice the required occurrence limit. 

2. PROFESSIONAL LIABILITY (ERRORS AND OMISSIONS): $2,000,000 PER OCCURRENCE OR CLAIM, 
$2,000,000 AGGREGATE.

2.1.1.Consultant will maintain insurance appropriate to Consultant’s profession; with limit no less 
than $2,000,000 per occurrence or claim, $2,000,000 aggregate. Insurance must be maintained 
and evidence of insurance must be provided for at least five (5) years after date of completion of 
the services under this Agreement.  If coverage is canceled or non-renewed and not replaced 
with another claims-made policy form with a Retroactive Date prior to the contract effective 
date or start of work date, Consultant must purchase “extended reporting” coverage for a 
minimum of five (5) years after completion of contract work.

3. AUTOMOBILE LIABILITY: 
3.1.1.Proof of coverage for $1,000,000 provided on ISO Form Number CA 00 01 covering any auto 

(Code 1), or if Consultant has no owned autos, hired, (Code 8) and non-owned autos (Code 9), 
per accident for bodily injury and property damage. 

4. WORKERS’ COMPENSATION AS REQUIRED BY THE STATE OF CALIFORNIA, WITH STATUTORY LIMITS, AND 
EMPLOYER’S LIABILITY INSURANCE: $1,000,000 per accident for bodily injury or disease. Must include a 
waiver of subrogation. 

If Consultant maintains broader coverage and/or higher limits than the minimums shown above, the City of 
Santa Cruz requires and shall be entitled to the broader coverage and/or higher limits maintained by 
Consultant. Any available insurance proceeds in excess of the specified minimum limits of insurance and 
coverage shall be available to the City of Santa Cruz.

C. OTHER INSURANCE PROVISIONS 
The insurance policies are to contain, or be endorsed to contain, the following provisions: 

 ADDITIONAL INSURED STATUS 
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The City, its officers, officials, employees and volunteers are to be covered as additional insureds on the 
CGL policy with respect to liability arising out of work or operations performed by or on behalf of 
Consultant including materials, parts, or equipment furnished in connection with such work or operations. 
General liability coverage will be provided in the form of an endorsement to Consultant’s insurance at 
least as broad as ISO Form CG 20 10 11 85, or if not available, through the addition of both CG 20 10 
and CG 20 37 (if a later edition is used). 

 PRIMARY COVERAGE
For any claims related to this agreement, Consultant’s insurance coverage will be primary insurance as 
respects the City, its officers, officials, employees, and volunteers. Any insurance or self-insurance 
maintained by the City, its officers, officials, employees, or volunteers will be excess of Consultant’s 
insurance and will not contribute with it. 

 NOTICE OF CANCELLATION 
Each insurance policy required above shall state that the coverage shall not be canceled, except with 
notice to the City.

 WAIVER OF SUBROGATION 
Consultant hereby grants to the City a waiver of any right to subrogation which any insurer of said 
Consultant may acquire against the City by virtue of the payment of any loss, including attorney’s fees 
under such insurance. Consultant agrees to obtain any endorsement that may be necessary to effect this 
waiver of subrogation, but this provision applies regardless of whether or not the City has received a 
waiver of subrogation endorsement from the insurer. The Worker’s Compensation policy will be endorsed 
with a waiver of subrogation in favor of the City for all work performed by the Consultant and its 
employees.

 DEDUCTIBLES AND SELF-INSURED RETENTIONS 
Any deductibles or self-insured retentions must be declared to and approved by the City. City may require 
Consultant to purchase coverage with a lower retention or provide proof of ability to pay losses and 
related expenses.  The policy language shall provide, or be endorsed to provide, that the self-insured 
retention may be satisfied by either the named insured or City. 

 ACCEPTABILITY OF INSURERS 
Insurance is to be placed with insurers with a current A.M. Best’s rating of no less than A:VII, unless 
otherwise acceptable to the Entity. 

 CLAIMS MADE POLICIES
If any of the required policies provide coverage on a claims-made basis:

1. The Retroactive Date must be shown and must be before the date of the contract or the beginning of 
contract work.

2. Insurance must be maintained and evidence of insurance must be provided for at least five (5) years after 
completion of the contract of work.

3. If coverage is canceled or non-renewed, and not replaced with another claims-made policy form with a 
Retroactive Date prior to the contract effective date, the Consultant must purchase “extended reporting” 
coverage for a minimum of five (5) years after completion of contract work.

 VERIFICATION OF COVERAGE 
Consultant will furnish the City with original certificates and amendatory endorsements or copies of the 
applicable policy language effecting coverage required by this clause. All certificates and endorsements 
are to be received and approved by the City before work commences. However, failure to obtain the 
required documents prior to the work beginning will not waive the Consultant’s obligation to provide 
them. The City reserves the right to require complete, certified copies of all required insurance policies, 
including endorsements required by these specifications, at any time.
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D. SUBCONTRACTORS
Consultant shall require and verify that all subcontractors maintain insurance meeting all the requirements 
stated herein, and Contractor shall ensure that City is an additional insured on insurance required from 
subcontractors.

E. SPECIAL RISKS/CIRCUMSTANCES
City reserves the right to modify these requirements, including limits, based on the nature of the risk, 
prior experience, insurer, coverage, or other special circumstances.
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Background
 October 2019

 SB2 grant to create 
objective standards 

 May 2020
 RFP released
 Grant Funds 

appropriated

 Summer 2020
 Procurement Process
 Urban Planning 

Partners selected

 2030 General Plan 
and Zoning 
Ordinance
 General Plan adopted 

2012 
 Zoning does not 

implement

 August 2019
 Cease work on 

Corridors Plan 
 Begin new effort 
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Proposal Strengths

 Technically strong team
 Understanding of local 

community 
 Education for community 

understanding
 Social justice and anti-racist 

lens on zoning patterns
 Proven tools for participation
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Scope of Work
Objective Standards for Housing

 September 2020 to November 2021
 Budget just under $180,000
 Four primary tasks: 
1. Information Gathering 
2. Community Engagement 
3. Draft Objective Standards
4. Public Hearings
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Scope of Work
Objective Standards for Housing

 Task 1: Information Gathering
 Task 1A:  Kick off Meeting  
 Task 1B:  Planning Document 

Review
 Task 1C:  Existing Conditions 

Analysis
 Optional: Analyze existing parking 

usage

 Task 2: Community Engagement
 Task 2A:  Engagement Strategy
 Task 2B:  Identifying Engagement 

Methods
 Task 2C:  Implementation

“I don’t want endless meetings 
and outreach.  I  just  want 
housing to get  built  without 
any  fanfare except  for the new
residents being very excited to 
move in.”

- Resident quote from HBS’
Survey on Community
Outreach
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Scope of Work
Objective Standards for Housing

 Task 3: Draft Objective 
Standards
 Task 3A: Test-fit Existing 

Objective Standards

 Task 3B:  Develop Draft 
Objective Standards

 Optional: Develop parking 

supply recommendations

 Task 3C:  Visualize Draft 
Objective Standards

 Task 3D: Refine Draft 
Objective Standards

 Task 4: Public Hearings

266



 Ensure Commission adds 
value

 CAC/TAC vs. Broad and 
inclusive outreach

 Advisory role
 Detailed updates at key 

milestones:
 Community 

Engagement Strategy
 Results of Test-fit for 

Existing Standards
 Visualization of Draft 

Standards
 Formal Hearing of Draft 

Standards

Planning Commission Role
Objective Standards for Housing
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Consultant Introduction
Objective Standards for Housing
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Staff Recommendation:
1. Direct the City Manager to execute the contract, in a form 

approved by the City Attorney, with Urban Planning Partners in 
the amount of $179,935 to procure consultant services to 
create Objective Development Standards for Mixed-Use and 
Multifamily Housing; 

2. Authorize the City Manager to approve change orders not to 
exceed $23,300 for the optional parking tasks called out in the 
scope of work. and 

3. Direct Staff to invite the Planning Commission to significant 
outreach events and incorporate regular updates to the 
Planning Commission into the project schedule.
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Questions?
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