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PROJECT INFORMATION
831 WATER ST.   -   10/8/21 G00.1

PROJECT DIRECTORY

OWNER:
NOVIN DEVELOPMENT CORP.
1990 N CALIFORNIA BLVD STE 800  
WALNUT CREEK, CA 94596
ATTN: IMAN NOVIN
inovin@novindevelopment.com
(925) 344-6244

ARCHITECT:
LOWNEY ARCHITECTURE
360 17TH STREET, STE 100  
OAKLAND, CA 94612
ATTN: MARK DONAHUE
mark@lowneyarch.com
(510)269-1123

VICINITY MAP

LANDSCAPE ARCHITECT:
HMH
1570 OAKLAND ROAD  
SAN JOSE, CA 95131
ATTN: BRIAN GLICK
bglick@HMHca.com
(408)487-2200

CIVIL ENGINEER:
IFLAND ENGINEERS
5300 SOQUEL AVE. STE 101  
SANTA CRUZ, CA 95062
ATTN: JON IFLAND
jonifland@iflandengineers.com
(831)426-5313

PARCEL MAP

N

831 WATER STREET DEVELOPMENT
SANTA CRUZ, CA 95060

PROJECT DESCRIPTION

Site Location:
831 Water St
Santa Cruz, CA 95060

ZONING DISTRICT:
C-C COMMUNITY COMMERCIAL

GENERAL PLAN LAND USE:
MXHD MIXED USE HIGH DENSITY

APN:
00921230; 00921231; 00921238

LOT AREA:
Total Area:   39,659 sf

FAR:
Base Max Far: 1.75
with Density Bonus: 2.625
Allowable sf with Density Bonus:
2.625 x 39,659 = 104,105 sf

Provided FAR: 2.28

SETBACKS:
Front Yard:     0 ft
Streetside:        0 ft
Interior Side Yard:    20 ft*
Rear Yard:         0 ft 

GROSS SF CALCULATION

BUILDING A:
Ground level:   9,749 sf
Level 2-4: 10,574 sf
Level 5:   9,519 sf
Total: 50,990 sf

UNIT COUNT

BUILDING A:
Ground Level:
1-Bedroom:    6
Live work:    5
Level 2:
Studio:    1
1-Bedroom: 10
2-Bedroom:    2
Level 3-4:
Studio:    2
1-Bedroom: 30
2-Bedroom:    4
Level 5:
Studio:    1
2-Bedroom:    5
3-Bedroom:    3
TOTAL: 69

BUILDING B:
Ground Level:
Studio:    12
1-Bedroom:     1
2-Bedroom     1
Level 2-4:
Studio:   48
1-Bedroom:     6
2-Bedroom:     3
TOTAL:   71

TOTAL UNITS:                 140

PROJECT INFORMATION

BUILDING B:
Ground level: 10,200 sf
Level 2-4:   9,782 sf
Total: 39,546 sf

RETAIL

BUILDING A:
Commercial Ground Level: 4,568 sf

BUILDING B:
Resident Amenity Space: 1,400 sf

Total gross sf:                90,536 sf

SERVICES

PROJECT DATA

06.30.2021 ENTITLEMENT SET
09.09.2021 ENTITLEMENT SET UPDATE

DATE                 ISSUES & REVISIONS

OPEN SPACE CALCULATION

Required Open Space:
24.10.750:
100 sf/unit of private open space 
150 sf/unit of common open space

BUILDING A
Required:
Common:    150 sf x 69 = 10,350 sf
Private:      100 sf x 69 = 6,900 sf
Total Required:     17,250 sf

Provided :
Common:       9,130 sf
Private:       4,860 sf
Total Provided:                   13,990 sf 

BUILDING B
Required:
Common:    150 sf x 71 = 10,650 sf
Private:      100 sf x 71 = 7,100 sf
Total Required:     17,750 sf

Provided :
Common:     10,700 sf
Private:       1,055 sf
Total Provided:               11,755 sf

* Site abuts an R-District - setbacks should 
not be less than the minimum yard required 
for the adjacent yard in the said R-District

THIS PROJECT IS A MIXED USE RESIDENTIAL AND RETAIL PROJECT, WITH
69 MARKET RATE UNITS AND 4,568 SF GROUND COMMERCIAL SPACE, AND 
71 AFFORDABLE UNITS WITH 1,400 SF RESIDENT AMENITY SPACE.

BUILDING A IS 4 LEVELS TYPE VA OVER ONE LEVEL OF TYPE IIIA OVER 
ONE LEVEL OF TYPE 1A BASEMENT.  BUILDING B IS 4 LEVELS OF TYPE VA 
OVER ONE LEVEL OF TYPE1A BASEMENT. CONCRETE MAT SLAB 
FOUNDATION PER STRUCTURAL ENGINEER’S DESIGN.

PROJECT IS TO BE BUILT IN ACCORDANCE WITH THE MINIMUM 
REQUIREMENTS OF THE GREEN POINT RATED PROGRAM.

7 UNITS TO MEET ADA MOBILITY FEATURES DEFINED IN CBC 11B 809.2 
THROUGH 11B 809.4 AND 3 UNITS TO HAVE COMMUNICATIONS FEATURES 
DEFINED IN CBC 11B 809.5.

Below grade:             27,747 sf

PARKING

SHEET LIST

GENERAL

G00.0 COVER SHEET

G00.1 PROJECT INFORMATION

G01.0 STORMWATER WORKSHEET

G02.0 DENSITY BONUS CALCULATIONS

G02.1 DENSITY BONUS CALCULATIONS - BASE

G02.2 DENSITY BONUS CALCULATIONS - BASE

G02.3 DENSITY BONUS CALCULATIONS - PROPOSED

G02.4 DENSITY BONUS CALCULATIONS - PROPOSED

G03.0 SITE CONTEXT

CIVIL

C1.0 DEMOLATION PLAN

C2.0 GRADING, DRAINAGE & UTILITY PLAN

C3.0 STORMWATER CONTROL PLAN

C4.0 SCHEMATIC LOT LINE ADJUSTMENT MAP

EXHIBIT A FIRE ENGINES TURNING TEMPLATES

ARCHITECTURAL

A00.1 SITE PLAN

A00.2 PARKING & BIKE CALCULATIONS

A00.3 DEMO PLAN

A01.0 BASEMENT FLOOR PLAN

A01.1 GROUND FLOOR PLAN

A01.2 LEVEL 2 PLAN

A01.3 LEVEL 3 PLAN

A01.4 LEVEL 4 PLAN

A01.5 LEVEL 5 PLAN

A01.6 ROOF PLAN

A02.0 MATERIAL BOARD

A02.1 SOUTH & NORTH ELEVATIONS

A02.2 EAST ELEVATIONS

A02.3 WEST ELEVATIONS

A03.1 BUILDING A SECTION

A03.2 BUILDING A SECTION

A03.3 BUILDING B SECTION

A03.4 BUILDING B SECTION

A03.5 SITE SECTION

A04.1 VIEW FROM N BRANCIFORTE AVE AND WATER ST

A04.2 SIDE VIEW FROM WATER ST

A04.3 REAR VIEW FROM N BRANCIFORTE AVE

A04.4 STREETSCAPE ELEVATION FROM WATER STREET

A05.1 SHADOW STUDY

A05.2 SIGN PLANS

A06.1 ENLARGED UNIT PLANS

A07.1 WALL SECTIONS

A07.2 EXTERIOR ARCHITECTURAL ELEMENTS

A08.1 LIGHTING PLAN - GROUND FLOOR

A08.2 LIGHTING PLAN - ROOF LEVEL

LANDSCAPE

L-1 LANDSCAPE CONCEPT STATEMENTS

L-2 AFFORDABLE ROOF DECK LANDSCAPE PLAN

L-3 AFFORDABLE ROOF DECK PERSPECTIVE VIEWS

L-4 AFFORDABLE ROOF DECK PERSPECTIVE VIEWS

L-5 AFFORDABLE ROOF DECK PLANTING PLAN

L-6 MARKET RATE ROOF DECK LANDSCAPE PLAN

L-7 MARKET RATE ROOF DECK PERSPECTIVE VIEWS

L-8 MARKET RATE ROOF DECK PERSPECTIVE VIEWS

L-9 MARKET RATE ROOF DECK PLANTING PLAN

L-10 GROUND FLOOR LANDSCAPE AND PLANTING PLAN

L-11 GROUND FLOOR PERPECTIVE VIEWS

L-12 BREEZYWAY LANDSCAPE AND PLANTING PLAN WITH
PERSPECTIVE VIEWS

L-13 PLANT PALETTE AND DETAILS

Total sheets: 57



STORMWATER WORKSHEET
831 WATER ST.   -   10/8/21 G01.0



DENSITY BONUS CALCULATIONS
831 WATER ST.   -   10/8/21 G02.0

BASE PROJECT  Ground Floor Program

BASE PROJECT  Residential Program

RESIDENT AMENITY - 1,400 SF

RESIDENTIAL (MARKET RATE) -6,930 SF

RESIDENTIAL (AFFORDABLE) - 10,580 SF/FLOOR x 2 FLOORS

RESIDENTIAL (MARKET RATE) - 13,245 SF/FLOOR X 2 FLOORS

RESIDENTIAL SUPPORT - 700 SF

RESIDENTIAL SUPPORT - 362 SF

RESIDENTIAL (AFFORDABLE) - 7,711 SF

COMMERCIAL - 4,650 SF

RESIDENTIAL SUPPORT - 700 SF

RESIDENTIAL (AFFORDABLE) - 8,100SF

RESIDENT AMENITY SPACE - 1,400 SF

RESIDENTIAL SUPPORT - 362 SF

RETAIL - 4,650SF

RESIDENTIAL (AFFORDABLE) - 9,782 SF/FLOOR x 2 FLOORS     

RESIDENTIAL (MARKET RATE) - 10,574 SF/FLOOR X 2 FLOORS

RESIDENTIAL (MARKET RATE) - 4,737 SF

RESIDENTIAL (AFFORDABLE) - 9,782 SF/FLOOR x 1 FLOOR DENSITY BONUS)

RESIDENTIAL (MARKET RATE)
- 10,574 SF/FLOOR X 1 FLOOR (DENSITY BONUS)
-   9,519 SF/FLOOR X 1 FLOOR (DENSITY BONUS)

PROPOSED PROJECT  Ground Floor Program

PROPOSED PROJECT  Residential Program



DENSITY BONUS CALCULATIONS - BASE
831 WATER ST.   -   10/8/21 G02.1

REQUIRED AUTO PARKING FOR BASE PROJECT:

CODE REQ'D PARKING CALCULATION (24.12.240):
1 space/Studio x 53 studios      53 spaces
1 space/1BR x 41 1BRs               41 spaces
2 spaces/2BR x 12 2BRs             24 spaces
2 spaces/3BR x 3 3BRs                    6 spaces
TOTAL CODE REQ'D PARKING     124 spaces

PARKING REDUCTIONS 
Improve Proximate Transit Stops                                             3%
Safe and Well-lit Access to Transit                                           2%
Unbundled Parking                                                                  10%
On-site bicycle repair             1%          
TOTAL REDUCTIONS                                                            16%
REDUCED CODE REQ'D PARKING                                     105 spaces

Guest = 10% x 105 spaces             11 spaces
TOTAL REQ'D w/GUEST PARKING           116 spaces

COMMERCIAL PARKING CALCULATION
Required:  1 space/250 gsf
5,012 gsf * / 250 sf                            21 spaces
*commercial gsf including 2,482 gsf of live/work and  2,530 gsf of retail 

PROVIDED AUTO PARKING:
Residential (2 level stacker)      105 spaces
Residential ADA:           6 spaces
Residential EVSE:                           7 spaces
Total auto spaces provided:       118 spaces

Commercial Ground lvl.:         20 spaces
Commercial ADA:                             1 space
Total auto spaces provided:         21 spaces

TOTAL AUTO PARKING PROVIDED:     139 spaces

CODE REQ'D BICYCLE PARKING CALCULATION (24.12.250) :
Residential:   1 space / unit     109 spaces
TOTAL BICYCLE PARKING REQ'D     109 spaces

TOTAL BICYCLE PARKING PROVIDED:        150 spaces



DENSITY BONUS CALCULATIONS - BASE
831 WATER ST.   -   10/8/21 G02.2

BASE PROJECT  Parking Level Program BASE PROJECT  Level 2 Program
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DENSITY BONUS CALCULATIONS - PROPOSED
831 WATER ST.   -   10/8/21 G02.3
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DENSITY BONUS CALCULATIONS - PROPOSED
831 WATER ST.   -   10/8/21 G02.4
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SITE CONTEXT
831 WATER ST.   -   10/8/21 G03.0
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Sheet Notes:

1. Natural Gas-Free Design as required by SCMC 6.100
2. New utilities to be undergrounded.



PARKING & BIKE CALCULATIONS

831 WATER ST.   -   10/8/21
A00.2

REQUIRED AUTO PARKING:

CODE REQ'D PARKING CALCULATION (24.12.240):
1 space/Studio x 64 studios     64 spaces
1 space/1BR x 58 1BRs              58 spaces
2 spaces/2BR x 15 2BRs            30 spaces
2 spaces/3BR x 3 3BRs              6 spaces
TOTAL CODE REQ'D PARKING   158 spaces

PARKING REDUCTIONS 
Improve Proximate Transit Stops                                             3%
Safe and Well-lit Access to Transit                                           2%
Unbundled Parking                                                                  10%
On-site bicycle repair    1%          
TOTAL REDUCTIONS                                                            16%
REDUCED CODE REQ'D PARKING                                     133 spaces

Guest = 10% x 133 spaces          14 spaces
TOTAL REQ'D w/GUEST PARKING     147 spaces

DENSITY BONUS PARKING CALCULATION (24.16.256):
0.5 spaces/Studio x 64 studios                  32 spaces
0.5 spaces/1BR x 58 1BRs            29 spaces
1 space/2BR x 15 2BRs            15 spaces
1 space/3BR x 3 3BRs                      3 spaces
TOTAL w/DB                                               79 spaces

PARKING REDUCTIONS
Improve Proximate Transit Stops                                             3%
Safe and Well-lit Access to Transit                                           2%
Unbundled Parking                                                                  10%
On-site bicycle repair    1%          
TOTAL REDUCTIONS                                                            16%
REDUCED CODE REQ'D PARKING                                      66 spaces

Guest = 10% x 66 spaces                            7 spaces
DB TOTAL w/GUEST PARKING    73 spaces

COMMERCIAL PARKING CALCULATION
Required:  1 space/250 gsf
4,568 gsf */ 250 sf                        19 spaces
*commercial gsf including 2,482 gsf of live/work and  2,530 gsf of retail 

PROVIDED AUTO PARKING:
Residential (2 level stacker)  125 spaces
Residential ADA:     5 spaces
Residential EVSE:                   6 spaces

Total auto spaces provided:   136 spaces

Commercial Ground lvl.:     6 spaces
Commercial ADA:                      1 space

Total auto spaces provided:       7 spaces

TOTAL AUTO PARKING PROVIDED: 143 spaces

CODE REQ'D BICYCLE PARKING CALCULATION (24.12.250) :
Class I :   1 space / unit 140 spaces
Class II:   1 space / 4 units   35 spaces
TOTAL BICYCLE PARKING REQ'D 175 spaces

TOTAL BICYCLE PARKING PROVIDED:    176 spaces
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MATERIAL BOARD
831 WATER ST.   -   10/8/21 A02.0

W1

NICHIHA VINTAGEWOOD

Bruce

C1

CONCRETE

S1

STUCCO

Extra White - SW 7006

S2

STUCCO

Gris - SW 7659

M1

CENTRIA METAL PANEL

Light Blue

F1

WINDOW FRAME

Black Vinyl Clad

F2

WINDOW FRAME

Black Anodized Aluminum

W2

NICHIHA VINTAGEWOOD

Ash

M2

CENTRIA METAL PANEL

Yellow

T1

CUSTOM GLASS TILE

Fog Navy Blue

S3

PAINTED STUCCO

Salty Dog - SW 9177

Inky Blue - SW 9149

Whirpool - SW9135

Stardew - SW9138

Lullaby - SW9136

Pure White - SW7005

G1

GLASS

Vitro Solarban 60

P1

TRESPA PANEL

Winter Gray
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SOUTH & NORTH ELEVATIONS
831 WATER ST.   -   10/8/21 A02.1

W1 S1 S2 M2 F1F2 W1W2M2 S2 C1F1 T1M1
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BUILDING ELEVATION - SOUTH
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2

BUILDING ELEVATION - NORTH

T1C1 W1 M1 F2 M1 S1
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Sheet Notes: a) the balcony overhangs on the south side will shade windows in the summer while letting sun in during the winter months (due to the lower angle of the sun); 
b) the windows and doors are operational, allowing for passive heating/cooling; c) operational window coverings will be installed to allow for control of solar heating.
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Landscape Narrative
Outdoor living spaces and integrated green infrastructure are 
fundamental to the design of the site and building.  Residents and 
retail visitors are surrounded by low-water-use, California Coastal 
friendly landscape in a variety of outdoor spaces.  Included in this 
project are various rooftop amenity spaces for both the market 
rate and affordable residents, a common-use breezeway between 
buildings, and perimeter landscaping that seamlessly blends the 
project site with the surrounding neighborhood and community.   
 
The outdoor amenity spaces are designed to offer a variety of uses 
so that everyone can find their favorite place to read a book outside, 
socialize with friends and family, or even grow chef-worthy produce 
in the proposed vegetable garden beds.

Landscape Concept Statements

Irrigation Narrative
All planting areas will be watered by an approved, automated 
irrigation system. A separate water meter to be provided for the 
irrigation system. The system to include a weather based smart 
controller, remote controlled valves, and high efficiency emitters. 
The system shall comply to all applicable water conserving rules 
and regulations. Project will follow the requirements of the state 
Model Water Efficient Landscape Ordinance (http://www.water.
ca.gov/wateruseefficiency/landscapeordinance/)  

L ANDSCAPE ARCHITECTURAL DRAWINGS
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CONCEPT IMAGE
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The Affordable Roof Deck landscape design aims to provide high and low activity 
amenities for all residents of the development. A combination of shaded lounge areas 
with a multi-use open space is provided so that residents are able to find a space that 
meets their needs. More private lounge areas are also provided for smaller group 
gatherings. An outdoor kitchen equipped with cooking counter and dining tables is 
enhanced with a decorative roof paver ‘rug’ and overhead lighting to define the 
space during daylight and evening hours. The entire roof deck is surrounded by a 
raised planter system that will provide ample planting area for a few large trees to 
provide shade for the roof as well as a buffer to the viewsheds of the surrounding 
neighbors. The roof will be enhanced with a combination of native and drought 
tolerant planting as the backdrop to the resident’s space.
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The Market-Rate Roof Deck landscape design aims to compliment the Affordable Roof 
Deck, since the intent is to share the space between the two halves. This deck 
provides some unique amenities for residents to share and be able to use in a variety 
of ways. A community garden and synthetic lawn putting green are provided as 
higher activity areas for residents to meet and enjoy the outdoors. Additional lounge 
and picnic areas ranging from intimate sizes to larger gathering spaces to meet a 
variety of needs for residents. Similar to the Affordable Roof Deck, a raised planter 
system will provide planting area for a few large trees and buffer the viewsheds of the 
surrounding neighbors. A combination of native and drought tolerant planting will 
also be used to provide a cohesive aesthetic between both roof decks.
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e

a

CONCEPT IMAGE

1

1

1

1 1

1

1

1

1

2

2 2

22

2

3

3

6

4 4

5

5

5

1

Angiozanthos hybrids
Bouteloua gracilis ‘Blonde Ambition’
Salvia officinalis

c
Arctostaphylos ‘Emerald Carpet’
Rosa californica
Salvia Clevelandii

5 Citrus x meyer ‘Improved’
Meyer Lemon Tree

Anigozanthos hybrids
Lophostemon confertus
Lomandra L. ‘Platinum Beauty’

4 Epilobium canum ‘Everett’s Choice’2

3

Synthetic Lawn Flex Spacea

4

6 Coriandrum sativum
Mentha spicata
Rosmarinus officinalis

W a t e r  S t r e e t Bra
n c i

f o
r t

e  A
ve

nue

PLANTING SCHEMESLANDSCAPE ELEMENTS

W a t e r  S t r e e t Bra
n c i

f o
r t

e  A
ve

nue

N Not to Scale



SHEET L-10
ENTITLEMENT PACK AGE |  HMH JOB #5336.0 0 |   831 WAT ER  S T R EE T   |   SANTA CRUZ,  C A  |   SEPTEMBER 9,  2021

W a t e r  S t r e e t Bra
n c i

f o
r t

e  A
ve

nue

Landscape Plan and Conceptual Images

Ground Floor Landscape and Planting Plan

CONCEPT IMAGE

W a t e r  S t r e e t Bra
n c i

f o
r t

e  A
ve

nue

CONCEPT IMAGE

W a t e r  S t r e e t

Bra
n c i

f o
r t

e  A
ve

nue

Not to Scale

5
4

5

5

PLANTING SCHEMESLANDSCAPE ELEMENTS LANDSCAPE NARRATIVE

The On-Grade landscape design aims to create multifunctional space that meets both 
utilitarian needs as well as residents need for open space. While the frontage of the 
project is required to function as an Emergency Vehicle Access path, the design takes 
advantage of this requirement by providing a large synthetic lawn multi-use space. As 
synthetic lawn, residents are able to utilize the space almost like an open lawn park, 
yet emergency vehicles can still access the area when needed. As we transition to the 
rear of the project site, a quiet garden is provided with shade trees and lounge 
seating for residents to find respite from the main street.
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Ground Floor Perspective Views
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Landscape Plan and Conceptual Images

Breezeway Landscape and Planting Plan with Perspective Views
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LANDSCAPE NARRATIVE
The Breezeway landscape design aims to transition visitors and users from the busy 
street to the rear garden and interior residential units. Raised planter beds and a 
water feature quiet the space as pedestrians walk towards the welcome lobby. Site 
furnishings such as benches and bike racks are also available for visitors to rest as 
they transition away from the street.
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