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Meeting Purpose Meeting Purpose Meeting Purpose Meeting Purpose –––– 2 Parts2 Parts2 Parts2 Parts

• Accept comments on Scope of Environmental 
Impact Report (EIR) topics to evaluate

• Work session for Planning Commission on proposed 
modifications to Downtown Plan, General Plan, 
Local Coastal Plan, and ordinances

�(also accept public comment on these topics) 
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Part 1 Part 1 Part 1 Part 1 ---- EIR PurposeEIR PurposeEIR PurposeEIR Purpose

• Overview of Proposed Project

• Overview of EIR Process and Issues

• Oral Comments from Public on EIR Issues

�Accept Scoping Comments for EIR Preparation
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Project HistoryProject HistoryProject HistoryProject History

• Massing study undertaken with Santa Cruz METRO 
in 2014 and 2015 – intention was to look at more 
opportunities for more efficient use of land 
downtown for housing

• This meeting is 18th public meeting/hearing on the 
DRP amendments
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Draft Documents Available OnlineDraft Documents Available OnlineDraft Documents Available OnlineDraft Documents Available Online
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Draft Documents Available OnlineDraft Documents Available OnlineDraft Documents Available OnlineDraft Documents Available Online
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EIR EIR EIR EIR Project DescriptionProject DescriptionProject DescriptionProject Description

• Amendment to Downtown Recovery Plan, (a Specific Plan) to: 
� Extend Additional Height Zone A
�Modify Additional Height Zone B
�Modify development standards
� Text revisions 

• Amendment to General Plan 2030 to modify Floor Area Ratio for 
Regional Visitor Commercial land use designation

• Amendment to Local Coastal Program Land Use Plan text to 
modify San Lorenzo Urban River Plan land use development 
policies

• Amendment to Municipal Code Section 24.10, Part 24, Central 
Business District (CBD) of the Zoning Code to:
�Modify extension area regulations 
�Add Parklet standards
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The Four Downtown Districts

June 15, 2017 11



Existing Height Map Proposed Height Map Amendment

Existing Height Map Proposed Amendments

Allows Additional Height for Eligible Sites 
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Key Standards
Pacific Avenue Retail District

• Requires key publicly accessible connections 
between Pacific and Front (at Maple and near Elm)
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Key Standards
Pacific Avenue Retail District

• Requires key publicly accessible connections 
between Pacific and Front (at Maple and near Elm)

• Allows a limited percentage of development up to 
75’ or 85’ (>15,000 sf and >50,000 sf sites) 
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Key Standards
Pacific Avenue Retail District

• Requires key publicly accessible connections 
between Pacific and Front (at Maple and near Elm)

• Allows a limited percentage of development up to 
75’ or 85’ (>15,000 sf and >50,000 sf sites) 

• Requires both a vertical variation and horizontal 
variation to building masses
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SANTA CRUZ DOWNTOWN PLAN UPDATE

December 3, 2015

Pacific Avenue Retail District Development Standards
Proposed Height, Massing and Stepback Standards

ON SITES BETWEEN

15,000 and 50,000 sq ft:

• At least 40% of site area must 
be at or below the 55-foot 
maximum base height

• Up to 60% may achieve a 
height of 75 feet

Pacific Avenue Retail District Development Standards

Additional Height
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SANTA CRUZ DOWNTOWN PLAN UPDATE

December 3, 2015

Pacific Avenue Retail District Development Standards
Proposed Height, Massing and Stepback Standards

ON SITES GREATER THAN 

50,000 sq ft:

• At least 40% of site area must 
be at or below the 55-foot 
maximum base height

• Up to 60% of the site area 
may achieve a height of 75 
feet

• Up to 20% may achieve a 
height of 85 feet

Pacific Avenue Retail District Development Standards

Additional Height
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SANTA CRUZ DOWNTOWN PLAN UPDATE

December 3, 2015

Pacific Avenue Retail District Development Standards
Proposed Height, Massing and Stepback Standards

Vertical variation 

between building masses

Horizontal variation with 

off-sets or building 

recessed areas

Pacific Avenue Retail District Development Standards

Additional Height

18



Height Examples
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Key Standards
Front Street Riverfront District

• Requires key publicly accessible connections 
between Front and the Riverwalk (at Cathcart, 
Maple and near Elm)
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Key Standards
Front Street Riverfront District

• Requires key publicly accessible connections 
between Front and the Riverwalk (at Cathcart, 
Maple and near Elm)

• Requires filling adjacent to the levee to provide 
more opportunities for people/river connections
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Key Standards
Front Street Riverfront District

• Requires key publicly accessible connections 
between Front and the Riverwalk (at Cathcart, 
Maple and near Elm)

• Requires filling adjacent to the levee to provide 
more opportunities for people/river connections

• Increases heights to 70 feet for properties that are 
larger than 15,000 square feet with standards
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DOWNTOWN PLAN UPDATE
RECOMMENDED DEVELOPMENT

STANDARD AMENDMENTS

Presentation to the Planning Commission

Prepared by: ROMA Design Group and McCann Adams Studio

December 3, 2015

San Lorenzo Riverfront Linkages
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Development Should Have a Positive Relationship with the Riverfront
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Imagining a new experience 

25



General Plan Text Amendment
(Attachment 3 of report)

• Regional Visitor Commercial (RVC), 0.25 to 3.5 FAR.  

Applies to areas that emphasize a variety of commercial 
uses that serve Santa Cruz residents as well as visitors.  
Mixed-use development is strongly encouraged in RVC 
districts.

Downtown Santa Cruz. (0.25 to 5.0 FAR) Emphasizes a mix 
of regional office and retail uses, residential and mixed-
use developments, restaurants, and visitor attractions 
such as entertainment venues.  The Downtown Recovery 
Plan provides detailed requirements for this area.

26



Local Coastal Plan Text Amendments
(Attachment 4 of report)

• LCP includes policy language from the San Lorenzo 
Urban River Plan (SLURP) 2003

• Maintains the 10 foot development setback from the 
Riverwalk

• Enhances the pedestrian connections from Front Street 
to the Riverwalk

• Replaces 11 development standard policies with 2 new 
general policies and modifies 1 to reflect the changes to 
the Downtown Recovery Plan
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Zoning Code Amendments
(Attachment 5 of report)

• Expands use of Extension Area license agreements 
from the typical Pacific Avenue café extension areas 
to also allow this concept to be used adjacent to 
the Riverwalk for public activity

• Adds a new section to make the Parklet pilot 
program permanent.  Parklets are created when 
private business owners lease parking spaces in 
front of their business for use as additional seating 
or landscaping
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Ordinance Amendments 
(Attachment 5 of report)

• Addition of Parklet Language:  Makes the pilot 
program permanent
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CEQA CEQA CEQA CEQA PurposePurposePurposePurpose

• Inform agency decision-makers and the public of:
�significant project environmental effects

�possible ways to minimize the significant effects, and

�reasonable alternatives to the project

�Disclose significant and unavoidable impacts

• Provide opportunity for public and agencies to 
comment on the environmental issues

• “Significant effect on the environment”
…a substantial, or potentially substantial, adverse change in 
physical conditions within the project area 
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EIR EIR EIR EIR ProcessProcessProcessProcess

• Notice of Preparation

• Public Scoping Meeting

• Draft EIR circulated for Public Review

• Final EIR & Mitigation Monitoring Program

• EIR Certification - CEQA Findings
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EIR EIR EIR EIR TopicsTopicsTopicsTopics

• Aesthetics

• Air Quality & Greenhouse Gas Emissions

• Biological Resources

• Cultural Resources & Tribal Cultural Resources

• Hydrology & Water Quality

• Public Services

• Traffic & Transportation

• Water & Wastewater Utilities

• Land Use – Plan & Policy Review

• CEQA-Required Sections
� Growth Inducement

� Cumulative Impacts

� Alternatives
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EIR EIR EIR EIR ScopingScopingScopingScoping

• Open Hearing to Public Comments

• Focus on Issues to be Addressed in EIR

• Submit written comments to Planning Department 
by June 23, 2017 

Ron Powers

City of Santa Cruz Planning & Community Development Department 

809 Center Street, Rm. 107

Santa Cruz, CA 95060

rpowers@cityofsantacruz.com

• Draft EIR for public review – Summer 2017
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EIR EIR EIR EIR Topics to be analyzedTopics to be analyzedTopics to be analyzedTopics to be analyzed

• Aesthetics

• Air Quality & Greenhouse Gas Emissions

• Biological Resources

• Cultural Resources and Tribal Cultural Resources

• Hydrology/Water Quality

• Land Use – Plan/Policy Review

• Recreation

• Traffic & Transportation

• Public Utilities - Water Supply

• CEQA-Required Sections
� Growth Inducement

� Cumulative Impacts

� Alternatives
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Meeting Purpose - Part 2
Work Session

• Discuss modifications to language since September 
2016

�Will follow staff report order

• General Plan change

• Local Coastal Plan changes

• Ordinance amendments

• Downtown Plan language modifications

• Accept Public comments
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General Plan Text Amendment
(Attachment 3 of report)

• Regional Visitor Commercial (RVC), 0.25 to 3.5 FAR.  

Applies to areas that emphasize a variety of commercial 
uses that serve Santa Cruz residents as well as visitors.  
Mixed-use development is strongly encouraged in RVC 
districts.

Downtown Santa Cruz. (0.25 to 5.0 FAR) Emphasizes a mix 
of regional office and retail uses, residential and mixed-
use developments, restaurants, and visitor attractions 
such as entertainment venues.  The Downtown Recovery 
Plan provides detailed requirements for this area.
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Local Coastal Plan Text Amendments
(Attachment 4 of report)

Existing Text (Was proposed for deletion in 2016)

• SRFA-2 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 should be filled to raise the adjacent 
ground-level use to the same elevation as the levee 
trail.  This area should also incorporate outdoor 
public seating or visually accessible garden space 
for residential development. Trees planted as part 
of the San Lorenzo Flood Control Improvement 
Project should be maintained and incorporated into 
new development. 
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Setback from Riverwalk

38Figure E-1, page 59, Redline version



Local Coastal Plan Text Amendments
(Attachment 4 of report)

Proposed Text (Updated language for consideration)
• SRFA-2 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. 
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Local Coastal Plan Text Amendments
(Attachment 4 of report)

• SRFA-2 Maintain the ten-foot setback area between 
residential and commercial uses adjacent to the levee trail 
from the western edge of the trail.  The setback area 
between the property line and the Riverwalk should shall be 
filled to raise the adjacent ground-level use to  the same a 
similar or higher elevation as the levee trail Riverwalk.  This
The public lands between the Riverwalk and the private 
property may area should also incorporate publicly 
accessible commercial or residential amenities, such as
outdoor public seating or visually accessible garden space 
for residential development. 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. 
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Ordinance Amendments
(Attachment 5)

• Modification to Extension Area language
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Extension Area by Riverwalk
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Plan Amendments
Page 8 of Agenda Report

• Items for Planning Commission to discuss per staff 
report:

1. SRO unit limit in one project

2. Upper floor variation along Front Street

3. Landscape policy modification

4. Architectural language for Additional Height Zones

5. Off-site parking
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Upper Floor Variation
September 2016 

Allow a top floor credit for providing public passageways:

“For sites which provide public access to the Riverwalk, the upper 

floor shall be limited to 60% of the project SITE.” 

(This is different than the previous draft plan language that required 

upper floors to be limited to 60% of the floor below.)
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Plan Amendments
(Attachment 2)

• Review of redline suggestions 
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Upper Floor language options

• STANDARD language
To promote skyline variation, the top floor or any building shall 
not exceed 60% of the floor area below nor 60% of the length 
as measured along Front Street or the Riverwalk.

• OPTIONS for variations
For sites which provide public access to the Riverwalk, the 
upper floor shall be limited to 60% of the project SITE. 

or
Variation to the 60% floor area standard can be considered for 
projects that incorporate publicly accessible pedestrian 
connections to the Riverwalk.
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Plan Amendments
(Attachment 2 – Page 83)
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Plan Timeline

• Summer Draft EIR available for public comment

• Additional hearings in fall 2017 with Planning 
Commission to recommend final action to City 
Council to consider final adoption
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