Consistency with Capitola’s LCP Land Use Plan

The majority of the zoning code updates are routine in nature to address updates to ADU law,
clean-up typos and cross references, and clarify regulations. The modification to the Monarch
Cove Inn are significant and require a consistency review of how the proposal is consistent with
Capitola’s Local Coastal Program Land Use Plan.

As an overview, the owners of the Monarch Cove Inn initiated the change to rezone the property
to have an R-1 base zone within a Visitor Serving Overlay to allow them more options in terms
of retirement and estate planning, after 30 years of operating a bed and breakfast. To ensure
the consistency with Capitola LCP LUP, the draft amendment includes a requirement that any
conversion to single-family must obtain a conditional use permit with conditions that either a
public easement is dedicated to a scenic overlook or one of the three structures be utilized for
nightly rental. These two conditions ensure that a visitor serving use will continue on the site.

The proposed amendment is consistent with the following goal of the Coastal Act:

Sec. 30001.5.c) Maximize public access to and along the coastal and maximize public
recreation opportunities in the coastal zone, consistent with sound resource conservation
principles and constitutionally protected rights of private property owners.

Sec. 30251. The scenic and visual qualities of coastal areas shall be considered and protected
as a resource of public importance. Permitted development shall be sited and designed to
protect views to and along the ocean and scenic coastal areas, to minimize the alteration of
natural land forms, to be visually compatible with the character of surrounding areas, and where
feasible , to restore and enhance visual quality in visually degraded areas.

Sec. 30253. New development shall: (5) Where appropriate, protect special communities and
neighborhoods which, because of their unique characteristics, are popular visitor destination
points for recreational uses.

Section 30251: The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be sited and
designed to protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of surrounding
areas, and, where feasible, to restore and enhance visual quality in visually degraded areas.
New development in highly scenic areas such as those designated in the California Coastline
Preservation and Recreation Plan prepared by the Department of Parks and Recreation and by
local government shall be subordinate to the character of its setting.

The proposed amendment is consistent with the following sections of the LUP

Residential Development. More residential units are required to serve the needs of the residents
of the City of Capitola. The Village area provides a place for residential and ommercial /
recreational activities. Change in land use policy will have to be made in order to ensure this
mix continues.

Palicy I-2 It shall be the policy of the City of Capitola to encourage mixed
commercial/residential development in the Village and to designate certain existing residential
areas as exclusively residential.



Visual Resources

In addition to the Village, there are several areas of Capitola that deserve special attention in
regard to protection of views, scenic resources, and natural landforms. One such area is Depot
Hill. The Depot Hill neighborhood preserves some of the visual character of old Camp Capitola
and Depot. The streets are tree-lined and without curbs, gutters, or sidewalks. Victorian houses
occupy many of the lots on the hill, with a concentration along Cliff Avenue overlooking Capitola
Village. At the east end of Depot Hill is the El Salto Resort complex. The eastern area of the El
Salto property is Escalona Gulch, an undisturbed pine and eucalyptus grove extending from the
coastal bluff approx. 800 feet inland to Park Avenue. The Grove provides a waystation for
migrating Monarch butterflies. Other important coastal visual resources are bluff-top views to
and along the ocean. These views extend along Cliff Drive and Grand Avenue.

Palicy IlI-6 It shall be the policy of the City of Capitola to maintain the special character of
Depot Hill. New development on Depot Hill shall be permitted only where designed to be
compatible with the scale and architectural character of the area.

Policy IlI-10  The City shall identify architecturally and historically significant structures and
provide for their protection. These include special, unique structures in Capitola Village and
surrounding bluffs, both private and public.

Policy VI-2 It shall be the policy of the City of Capitola to protect, maintain and, where
possible, enhance the environmentally sensitive and locally unique habitats within its coastal
zone, including dedication and/or acquisition of scenic conservation easements for protection of
the natural environment. All developments approved by the City within or adjacent to these
areas must be found to be protective of the long-term maintenances of these habitats.

Policy VI-10 a) It shall be the policy of the City of Capitola to protect the winter resting sites of
the Monarch Bultterfly in the eucalyptus groves of Escalona Gulch, New Brighton Guich, and
Soquel Creek as designated on Map VI-2 by requiring detailed analysis of the impacts of
development on the habitat.



