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PUBLIC HEARING TO CONSIDER THE RECOMMENDATION FOR APPROVAL BY THE
PLANNING COMMISSION REGARDING SETTLEMENT AGREEMENT-INITIATED
CHANGES TO THE ATKINSON LANE PLANNED UNIT DEVELOPMENT (PUD);
INCLUDING A PROPOSED PUD ORDINANCE INCORPORATING REVISIONS TO THE
ATKINSON PUD APROVED IN JUNE 2009, CONSIDERATION OF THE 2009
ENVIRONMENTAL IMPACT REPORT (EIR) AND 2014 EIR ADDENDUM, DESIGN
REVIEW OF A PROPOSED 26-UNIT RENTAL AFFORDABLE HOUSING PROJECT, AND
A MEMORANDUM OF UNDERSTANDING (MOU) WITH THE CITY OF WATSONVILLE
AND MIDPEN HOUSING REGARDING PROVISION OF BUILDING PERMIT SERVICES
AND DISTRIBUTION OF IMPACT FEES, PAYMENTS AND OTHER RESPONSIBILITIES

Members of the Board:

On April 23, 2014, the Planning Commission considered an application filed by MidPen Housing
for proposed development of 26 multi-family housing units on Assessor's Parcel Number (APN)
048-211-25, which in conjunction with a proposal for 20 units to be developed on an adjacent
parcel located within the City of Watsonville, would comprise a 46-unit rental affordable housing
project. The requested approvals include 1) an ordinance rescinding Atkinson PUD Ordinance
#5048 adopted in June 2009 and approving a new modified Atkinson PUD for APN 048-211-25,
in order to include within the PUD modifications pursuant to a February 2011 Settlement
Agreement and to include updated site information; 2) design review for the project; and 3)
amendment of the Mitigation Monitoring and Reporting Program (MMRP) to incorporate changes
as described in a 2014 Addendum to the 2009 Environmental Impact Report (EIR). The Planning
Commission took action to recommend that the Board of Supervisors take actions to consider the
EIR and its Addendum, and to approve the project requests.

A Memorandum of Understanding (MOU) between the City of Watsonville, the County of Santa
Cruz and MidPen is also proposed for approval. The MOU outlines an approach for provision of
building permit and inspection services for the 46-unit project by the County of Santa Cruz, and
also addresses distribution of impact fees, payments and other responsibilities regarding public

services to be provided.
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BACKGROUND 0688

In June 2007, the City of Watsonville and the County of Santa Cruz entered into an MOU to
jointly oversee planning and preparation of an Environmental Impact Report (EIR) for a group
of properties primarily located within the unincorporated area, but also in the “Future Growth
Area B” under the City’s voter-approved Measure U which guides where future expansion of
city development would occur. Pursuant to that MOU, the County of Santa Cruz and the City
of Watsonville jointly prepared a Specific Plan for the City to use for considering proposed
development within its future annexation area, and on June 9, 2009 the County took actions
to adopt an Atkinson Planned Unit Development Ordinance #5048, including rezoning of
identified parcels to allow “use-by-right” development at a 20 unit per acre density.

On July 8, 2009 the Farm Bureau filed litigation regarding the certification of the EIR. The
City of Watsonville did not proceed with consideration or adoption of the Specific Plan which
had been prepared.

In February 2011 a Settlement Agreement between the Santa Cruz County Farm Bureau, the
County of Santa Cruz, and the City of Watsonville (Exhibit G of Attachment 3), the terms of
which require the County to make minor modifications to the Atkinson PUD Ordinance to
include conditions related to farm worker housing opportunities, water offset requirements,
restrictions of use within the agricultural buffer on County APN 048-221-09, restrictions for
secondary access through APN 019-236-01 located within the City of Watsonville, and
restrictions on development that could encourage or facilitate development within the City
Specific Plan Area or that would necessitate or encourage the development of Wagner
Avenue extension. The Settlement Agreement also does not allow the City to use the EIR for
the adoption of the Specific Plan but does allow the City to use the EIR for the development
of City APNs 019-226-42 and 019-236-01.

The limitations on the use of the EIR reduced the Atkinson Housing Site to four parcels, two
within the County of Santa Cruz (048-211-25 and 048-221-09) and two within the City of
Watsonville (019-226-42 and 019-236-01) which are collectively referred to as the County
Entitlements Area in the Settlement Agreement. The multi-family residential use and 20 units
per acre density of the County parcels within the County Entitlements Area are not changed
by the terms of the Settlement Agreement.

CURRENT PROPOSAL

On September 26, 2013, application 131265 was filed by MidPen Housing to construct a
39,754 square foot apartment building containing 26 affordable rental housing units on
County APN 048-211-25. The density of the proposed residential development at 20 units
per acre was approved under PUD Ordinance #5048. A Planned Development (PD) permit is
being processed concurrently by the City of Watsonville to allow for the development of 20
affordable rental housing units on the adjacent city parcel to the north, and the two proposals
would result in one 46 unit, 100% affordable, rental housing development that would span
between City and County jurisdictional boundaries.

The proposed development would include three 1-bedroom units (798 sq. ft.), fifteen 2-
bedroom units (929 sq. ft.), eight 3-bedroom units (1237 sq. ft.), a 1215 sq. ft. multi-purpose

81



0689

room with a kitchen, a 294 sq. ft. computer room, storage facilities, and offices within a
39,754 square foot building. The tallest portion of the structure is 36 feet and is located on
the south wing of the structure, which faces the existing PG&E substation on the south
adjacent parcel.

The structure meets all site standards, parking requirements, and landscaping requirements
pursuant to the Atkinson PUD (see Planning Commission staff report, Attachment 3).
Conditions of approval of the PUD related to site planning and architectural and building
standards have been met in that the structure is oriented towards the wetlands located on the
east portion of the parcel to take advantage of the open space views and to reduce potential
light and noise impacts on adjacent existing residences; the structure varies between one
and three stories, which provides visual interest and reduces the visual massing of the
building; the landscape palette is diverse and creates distinction between pathways,
communal open spaces, and discrete courts, and also provides visual relief and shading
throughout the parking area; and the project, in its entirety, transitions from two story
duplexes at the frontage of the City parcel along Atkinson Lane to larger three story
structures at the interior of the parcel to maintain a street frontage consistent with the existing
single family neighborhood.

PROJECT ASPECTS INVOLVING THE CITY OF WATSONVILLE

The proposed development shares, among other things, open space and parking requirements
between the City and County parcels; therefore, as a stand-alone development, the proposed
project on the County parcel would not meet the requirements of the PUD. It has been
recommended by the Planning Commission that the proposed project only be approved if
constructed in conjunction with the adjacent proposed Planned Development within the City of
Watsonville.

The City of Watsonville Planning Commission considered the project at its meeting of May 6,
2014 and has recommended that its City Council approve the project requests.

On May 6, 2014 the Local Agency Formation Commission (LAFCO) approved extra-territorial City
provision of water and sewer connections/service for the project.

A proposed Memorandum of Agreement (Attachment 6) has been prepared to establish an
approach for provision of building permit and inspection services for the 46-unit project by the
County of Santa Cruz, and also to address distribution of impact fees, payments and other
responsibilities regarding public services. Implementation of the terms of the MOU would
comply with certain EIR Mitigation Measures related to public facilities and services.

COUNTY PLANNING COMMISSION REVIEW

On April 23, 2014, the Planning Commission reviewed the 2009 EIR and Addendum, the
proposed Ordinance, and the housing development. The Planning Commission adopted a
resolution (Attachment 4) unanimously recommending approval of Application Number
131265 by your Board, based on the Findings, revised Conditions of Approval, revised
Mitigation and Monitoring Reporting Program, and a revised color board submitted by the

project applicant.
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0690
ENVIRONMENTAL REVIEW

An Addendum to the Final EIR (Exhibit B of Attachment 3) was prepared by County staff in
accordance with CEQA Guidelines 15164 and 15162, to address modifications to the
Atkinson Planning Area, including revisions to the original project phasing described by the
EIR, to incorporate minor modifications to the PUD as per the terms of the Settlement
Agreement, and to include new and/or updated site information. This Addendum will be used
along with the EIR to provide the CEQA compliance documentation for the modified Atkinson
housing project pursuant to the Settlement Agreement.

The EIR has already been certified, and pursuant to the California Environmental Quality Act
it is not necessary to again certify the EIR, or to take any other formal action with regard to
the EIR Addendum, other than to consider the information within the documents prior to
taking action on the project.

PLANNING COMMISSION RECOMMENDED CHANGES

The following revised Mitigation Measure was proposed at the Planning Commission hearing:

. The outdated language contained in Mitigation Measure 3.4-3a to be stricken and a new 3.4-3a to read:
Based on the lack of suitable habitat within the onsite pond and the absence of a viable
population of WPTs, the following shall be implemented. During preconstruction surveys, all captured

western pond turtles shall be permanently relocated under the direction of the qualified herpetologist in
consultation with CDFW.

The following revised conditions of approval were proposed at the Planning Commission
hearing:

) The outdated requirements contained in Condition IL.P., related to the development of a Habitat
Enhancement Plan for the western pond turtle, to be stricken, as there is no longer habitat on the parcel
to support a viable western pond turtle population.

. The requirement contained in Condition V. to be stricken, as it is not applicable to the current project
proposal.
) The outdated language contained in Condition I!.G., to be stricken and a new liI.G. to read:

If western pond turtles (WPT) are observed on the project site prior to or during construction
activities, the turtles shall be captured, held, and cared for in coordination with the CDFG. All captured
pond turtles shall be tagged and fully documented at the time of capture (e.g., number, sex, age,
carapace length, weight, overall condition, etc.). All non-native turtles that are captured shall also be
documented and not returned to the wild. (MM 3.4-3¢)

) The outdated language contained in Condition Ill.H. to be stricken and a new lil.H. to read:

All captured western pond turtles shall be permanently relocated under the direction of the
qualified herpetologist in consultation with CDFW. (MM 3.4-3a)

) The requirement contained in Condition V.B. related to the development of a Habitat Enhancement Plan
for the western pond turtle, to be stricken.

The Planning Commission’s recommendation that the Board of Supervisors take actions to
approve the project requests incorporates the revised Conditions of Approval, the revised
MMRP, and the revised color board, which is incorporated into Exhibit C of Attachment 3, the
project plans.
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CONCLUSION AND RECOMMENDATION 0691

The proposed development requires consideration of the 2009 EIR and 2014 EIR Addendum,
adoption of the attached Resolution (Attachment 1), Ordinance (Attachment 2), and amended
Mitigation Monitoring and Reporting Program.

Ordinance #5048 (Atkinson PUD) was approved by your Board on June 9, 2009. The
February 2011 Settlement Agreement required minor modifications to be made to the PUD
ordinance. An ordinance can only be modified by adopting a new ordinance. On April 23,
2014, the Planning Commission considered the ordinance (Attachment 2) and provided a
recommendation that your Board adopt the ordinance. The PUD ordinance incorporates the
terms of the Settlement Agreement, the modified planning area, and new and/or updated site
information.

As proposed and conditioned, the project is consistent with all applicable codes and policies
of the California Environmental Quality Act, Zoning Ordinance and General Plan/Local
Coastal Plan.

It is therefore RECOMMENDED that your Board take the following actions:

1. Hold a public hearing on the proposed project as recommended for approval by the
Planning Commission;

2. Consider the 2009 EIR and 2014 EIR Addendum;

3. Adopt the attached Resolution approving Application Number 131265, based on
Findings and with project Conditions of Approval, attached as Exhibits A and B;

4. Adopt the attached Ordinance rescinding Ordinance #5048 and approving a
Planned Unit Development as allowed by Santa Cruz County Code relating to
establishment of use-by-right density at 20 units per acre, and development
standards, for APN’'s 048-211-25 and 048-221-09;

5. Adopt the Amended Mitigation Monitoring and Reporting Program (MMRP); and

6. Authorize the County Administrative Officer to execute the attached Memorandum
of Understanding (MOU) between the City of Watsonville, the County of Santa Cruz
and MidPen, regarding provision of building permit and inspection services for the
46-unit MidPen project by the County of Santa Cruz, and distribution of impact fees,
payments and other responsibilities related to development within the Atkinson site.

Sincerely, R MMENDED:
' 7 4 A1 -
/ﬁffﬁ/ﬁé/g/ z,/( by | 1L 5t /\ A
Kathleen Molloy Previsicy( SUSAN A. MAURIELLO
Planning Director County Administrative Officer
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Attachments:

1.

o0k wN

N

CC:

Board Resolution approving the design review for Application Number 131265 with
attached Findings of compliance and conditions of approval

Ordinance rescinding Ordinance #5048 and approving modified Atkinson PUD
Planning Commission Staff Report 4/23/14

Planning Commission Resolution 4/23/14

Planning Commission Minutes 4/23/14

Memorandum of Understanding between City of Watsonville, County of Santa Cruz
and MidPen

2009 EIR and 2014 EIR Addendum (distributed to Board members on disk, and available
to public on Planning Dept website under “Environmental” section; CEQA, Archived EIRSs)

MidPen Housing, 275 Main St., Suite 204, Watsonville, CA 95076



ATTACHMENT 1

BEFORE THE BOARD OF SUPERVISORS OF THE
COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA
0693
RESOLUTION NO.

On the motion of Supervisor:
Duly seconded by Supervisor:
The following Resolution is adopted:

RESOLUTION APPROVING THE DESIGN REVIEW OF A 26-UNIT HOUSING DEVELOPMENT
LOCATED AT 56 ATKINSON LANE, FOR APPLICATION NO. 131265

WHEREAS, in October 2006, the County Board of Supervisors approved a new Housing Element for
the County which included a key policy that required the rezoning of a minimum of 30 acres for higher
density housing; and

WHEREAS, in November 2006, the Atkinson Planning Area consisting of County Assessor’s Parcel
Numbers (APNs) 048-211-25 and 048-221-09 was selected by the County Board of Supervisors as a
candidate site for the rezoning program; and

WHEREAS, in 2002, the residents of the City of Watsonville approved voter initiative Measure U,
the “Watsonville Urban Limit Line and Development Timing Initiative” which defined a new Urban
Limit Line (ULL) area and allowed for the planning and development of future growth areas, including
the Atkinson Planning Area; and

WHEREAS, on June 12, 2007, the City and County entered into a Memorandum of Understanding to
jointly oversee the planning and environmental review process for a group of properties primarily
located in the unincorporated area of the County, but also in the Future Growth Area B under the City’s
Measure U; and

WHEREAS, as a result of that effort, a Planned Unit Development (PUD) was prepared to plan for
future development to occur by-right on County APN’s 048-211-25 and 048-211-09, and a City Specific
Plan was developed to plan for future development on City APN’s 019-226-42, 019-226-43, 019-226-
44, 019-236-01 and County APN’s 048-231-01, 048-231-17, 048-231-18, and 048-251-09; and

WHEREAS, in accordance with Section 15063 of the CEQA Guidelines, the County of Santa Cruz
determined that an Environmental Impact Report (EIR) would be necessary for the proposed project;
and

WHEREAS, in accordance with Section 15082(a) of the CEQA Guidelines, a Notice of Preparation
(NOP) was circulated for a 30-day public review and comment period commencing on August 1, 2008
and concerns raised in response to the NOP were considered during preparation of the Draft EIR; and

WHEREAS, a Draft EIR was completed and the County filed a Notice of Completion (NOC) with the
State Office of Planning and Research in accordance with Section 15085 of the CEQA Guidelines to
begin a 45-day review and comment period commencing on August 9, 2009; and

WHEREAS, concurrent with the NOC, the County provided a public notice of the availability of the
Draft EIR for public review in accordance with Section 15087(a) of the CEQA Guidelines and invited
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comments from the general public, Responsible Agencies, organizations, and other interested parties;
and
0694
WHEREAS, in accordance with Section 15088 of the CEQA Guidelines, the County evaluated
comments on environmental issues received during the noticed comment period from persons who
reviewed the Draft EIR and prepared written responses; and

WHEREAS, the Final Environmental Impact Report (EIR) consisting of the Draft EIR and responses
to comments and errata was prepared pursuant to the California Environmental Quality Act (CEQA:
Public Resources Code §21000 et seq.) to analyze the environmental impacts of the project consisting of
the development of 450 units under the PUD and City Specific Plan; and

WHEREAS, on June 9, 2009 the Final EIR was certified by the County, in conjunction with County
approval of a General Plan Amendment, Rezoning, Planned Unit Development, and Riparian Exception
for County parcels 048-211-25 and 048-211-09 (Ordinance #5047 and #5048). While a draft Specific
Plan had been prepared for the City’s consideration, it was not acted upon by the City; and

WHEREAS, on July 8, 2009, the Farm Bureau filed a petition for a Writ of Mandate against the
County, City and others with regard to certification of the EIR. As a result of this litigation, a
Settlement Agreement was reached in 2011 between the Farm Bureau, the County, and the City; and
both the City and County agreed that the EIR would not be used in connection with any action or
proposal to develop or annex any, all or portions of the Specific Plan Area not included within the
County Entitlements, and the City agreed that nothing in the County Approvals includes approval of the
Specific Plan, or the EIR covering the Specific Plan area; and

WHEREAS, the Settlement Agreement does allow the City to rely upon the EIR and to approve
development involving two parcels currently located within the City, as they are intended to be
incorporated into project(s) authorized by the County Entitlements (Ordinance #5047 and #5048); and

WHEREAS, the Settlement Agreement defines the County Entitlements Area to include the
following APNss:

COUNTY ENTITLEMENTS AREA
(within existing City of Watsonville Sphere of Influence)

019-226-42 52 Atkinson Lane MidPen Housing parcel within City of Watsonville
019-236-01 78 Atkinson Lane =~ Lamb parcel within City

048-211-25 56 Atkinson Lane MidPen Housing parcel within County
048-221-09  no site address Lamb parcel within County

;and

WHEREAS, the Settlement Agreement requires “Modification to the Approvals” to consist of
modifications to the approved PUD and the certified EIR; and

WHEREAS, the County, acting as the Lead Agency, concluded that the proposed project would not
result in any new impacts not previously disclosed in the Final EIR for the Atkinson Lane Specific Plan
and PUD Project and would not result in a substantial increase in the magnitude of any significant
environmental impacts previously identified in the EIR. In addition, the County concluded that there are
no new or newly feasible mitigation measures or alternatives that would substantially reduce significant
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ATTACHMENT 1
0635

effects of the project but which the project proponents decline to adopt. For these reasons, an Addendum
to the Final Environment Impact Report for the Atkinson Lane Specific Plan and PUD project has been
prepared for the proposed project in accordance with CEQA Guideline Sections 15164 and 15162, to
include modifications to the project area and to the original project phasing described by the EIR to limit
the planning area to the “County Entitlements Area” as per the terms of the Settlement Agreement; 361@95

WHEREAS, MidPen Housing (MidPen) has, with the benefit of a loan from the County’s
Redevelopment Agency, acquired APN 048-211-25 within the County’s jurisdiction, and has purchased
with its own funds APN 019-226-42 within the City’s jurisdiction. Together, these two adjoining
properties create a stand-alone developable project site within the County Entitlements Area that is
allowed under the Settlement Agreement to be considered for approval. An application for Design
Review of the MidPen housing project was received by the County on September 26, 2013; and

WHEREAS, MidPen has designed a cohesive 46-unit project of 26 units on APN 048-211-25 located
in the County and 20 units on APN 019-226-42 located in the City, and has submitted applications for
Design Review from the County and for a discretionary Planned Development (PD) entitlement from the
City as concurrent actions; and

WHEREAS, because the 46-unit MidPen affordable housing project straddles the City and County
boundary, a Memorandum of Understanding was prepared to address how building plan checks and
inspections will occur and to designate the distribution of development impact fees and municipal
services mitigation payments, and to designate the jurisdiction responsible for services to the 46-unit
MidPen development project; and

WHEREAS, on April 23, 2014, after a duly noticed public hearing, the Planning Commission
considered and found that the proposed development will be consistent with all parts of the General Plan
and County Code and is in compliance with the provisions of CEQA; and unanimously voted to
recommend approval of the project requests by the Board of Supervisors;

WHERFEAS, the Board of Supervisors for the County of Santa Cruz held a public hearing on the
subject Application No. 131265 on May 20, 2014; and has considered the staff report and presentation,
all testimony and evidence received at the public hearing, and the recommendations of the Planning
Commission; and

NOW, THEREFORE, BE IT RESOLVED AND ORDERED that the board of Supervisors hereby
makes the following findings and takes the following actions:

1. The Board of Supervisors has reviewed the 2009 Certified Environmental Impact Report (EIR)
and the 2014 Addendum to the EIR associated with this project, and finds, on the basis of the
whole record before it, that there is no substantial evidence that the project will have a significant
effect on the environment, and that the Certified EIR and 2014 Addendum to the EIR reflect the
independent judgment and analysis of the County of Santa Cruz;

2. The material which constitutes the record of proceedings upon which the Board’s decision is

based shall be located in the offices of the Clerk of the Board, located at 701 Ocean Street, Santa
Cruz, California; and

+ 87



ATTACHMENT ¢

3. The Board of Supervisors hereby finds that the development is consistent with all applicable
codes and policies of the Santa Cruz County Zoning Ordinance, General Plan and Local Coastal
Plan.

0696

4. The Board of Supervisors hereby approves the Design Review for the 26-unit residential housing
development based upon the findings contained in Exhibit A and with the Conditions of
Approval contained in Exhibit B.

PASSED AND ADOPTED by the Board of Supervisors of the County of Santa Cruz, State of

California, this day of , 2014 by the following vote:
AYES: SUPERVISORS
NOES: SUPERVISORS

ABSENT: SUPERVISORS
ABSTAIN: SUPERVISORS

Chairperson of the Board of Supervisors

ATTEST:
Clerk of the Board

AP VED A RM:

%ssi/(ant CottyCounsel




EXHIBIT A:

Findings for Compliance with PUD 0697

1. All applicable requirements of the approved Planned Unit Development (PUD) Ordinance #5048,
as modified by the PUD Ordinance adopted by the Board of Supervisors on this date, have been
met.

This finding can be made in that the project is consistent with all applicable requirements of the approved
Planned Unit Development and all applicable General Site Standards (Section I) have been met related to
circulation and parking, requirements for structures, site standards, wetland area buffers, storm water
management, open space, site planning, architectural and building design standards, materials and colors,
landscaping standards, and lighting. The project is not phased and proposes to share some of the
requirements with the adjacent development on the City of Watsonville APN 019-226-42 which is
appropriate in that the two project proposals are being processed concurrently and the projects will result
in one unified housing development. Conditions of approval have been included to require design details
required by the PUD at the building permit stage of the permitting process. Conditions of approval are
included to require that building permit plans show any additional required compliance with the PUD
requirements including site lighting restrictions and the establishment of a re-aligned vehicular access
easement granted to APN 048-211-24 (PG&E parcel).

2. All applicable requirements of the Site, Architectural and Landscape Design Review (Chapter
13.11) unless modified by the PUD, have been met (SCCC Section 13.11.052).

This finding can be made in that the project is consistent with all applicable requirements of Chapter
13.11 of the Santa Cruz County Code that were not modified by the PUD. Specifically: natural site
amenities have been preserved and incorporated into the site design; the development is being coordinated
with the residential project on the north adjacent City parcel, with smaller structures at the parcel frontage
and the larger, three story structure at the interior to provide a transition between the existing single
family neighborhood and the new housing development; conditions of approval will ensure full
compliance with the regulations for recycling collection facilities; no signage will be placed on the
subject parcel; noise has been addressed with the incorporation of buffering landscaping along the
property lines adjacent to residential uses and with the locations of the community open space areas
opposite existing residential areas and shielded by the housing structure; pedestrian pathways have been
provided from street and parking areas to the central use areas of the development; a bus stop is located
about 1,000 feet southwest of the parcel at the corner of Freedom Blvd. and Clifford; and the proposed
parking area is screened from adjacent residential properties and from the public street view with
landscaping and buildings. Other requirements included in Chapter 13.11 are not applicable or are
included as requirements of the PUD.

3. All requirements and standards of the Zoning Regulations (Title 13, Chpater 13.10) and
Environmental and Resource Protection Regulations (Title 16), unless modified by the PUD, have
been met.

This finding can be made in that the regulations required by Title 13 and Title 16 have been incorporated
into the mitigation measures of the certified EIR and Addendum and the conditions of approval of the
PUD, including but not limited to site development standards, wetland and riparian corridor protection,
archaeological and geotechnical review, protection of commercial agricultural lands, and traffic and
stormwater impacts. The City of Watsonville Water Deparment operates in compliance with the state
model for water efficient landscaping; therefore, the County requirements are not applicable.
Additionally, a geotechnical report review was reviewed and accepted by County Environmental Planning
Staff and conditions of approval require development to comply with all recommendations of the
accepted report. Preliminary grading review of the plans has been approved for feasibility and will be
further reviewed under a grading permit application.
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Application #: 131265
APN: 048-211-25
Owner: Mid-Penninsula The Farm Inc.

0698
EXHIBIT B:

Conditions of Approval
Exhibit C: Project Plans, 46 sheets, prepared by Dahlin Group, dated 4/14/14.

This permit authorizes the design of a 26-unit, affordable, for-rent, residential development
within a 3 story, 39,754 square foot building. This approval applies only to the proposed
development to be constructed simultaneously with City APN 019-226-42. The approved
development is not intended to be a stand-alone project. This approval does not confer legal
status on any existing structure(s) or existing use(s) on the subject property that are not
specifically authorized by this permit. Prior to exercising any rights granted by this permit
including, without limitation, any construction or site disturbance, the applicant/owner shall:

A. Sign, date, and return to the Planning Department one copy of the approval to
indicate acceptance and agreement with the conditions thereof.

B. Obtain Building Permits from the Santa Cruz County Building Official.

1. Any outstanding balance due to the Planning Department must be paid
prior to making a Building Permit application. Applications for Building
Permits will not be accepted or processed while there is an outstanding
balance due.

C. Obtain a Demolition Permit from the Santa Cruz County Building Official.

1. Each structure shall be inspected by a qualified environmental specialist
for the presence of asbestos containing materials (ACMs) and lead based
paints (LBPs). If ACMs and LBPs are found during the investigations, a
remediation program shall be developed to ensure that these materials are
removed and disposed of by a licensed contractor in accordance with all
federal, state and local laws and regulations. Any stained soils or surfaces
underneath the removed materials shall be sampled. Subsequent testing
shall indicate the appropriate level of remediation necessary and a work
plan shall be prepared in order to remediate the soil in accordance with all
applicable federal, state, and local regulations prior to issuance of a
grading permit (MM 3.7-3a and MM 3.7-3b)

D. Obtain a Grading Permit from the Santa Cruz County Building Official.

1. Prior to issuance of a grading permit, the project applicants shall retain a
qualified hazardous materials professional to conduct a Phase II Soil
Investigation in order to adequately test the surface soil and subsurface
soil for pesticide residues in accordance with the Department of Toxic
Substances and Control (DTSC) and CalEPA Guidance Manual Interim
Guidance for Sampling Agricultural Fields for School Sites, Second



Application #: 131265

APN: 048-211-25

Owner: Mid-Penninsula The Farm Inc.

0699

Revision (DTSC and CalEPA 2004) to provide a uniform approach for
evaluating former agricultural properties where pesticides have been
applied. The soil sampling and testing program shall be subject to review
and approval by the City of Watsonville and County of Santa Cruz. Soil
sampling and testing shall include, but not be limited to the following in
accordance with the DTSC and CalEPA guidance documents: sampling
the freshwater marsh in the western portion of the planning area adjacent
to the former agricultural areas of the planning area; sampling each area of
a parcel which historically produced different agricultural crops; sampling
of one surface soil sample from zero to six inches and one sub-surface
sample from two to three feet with the minimum number of samples based
on the size of the parcel; and analytical testing for these samples for
pesticide residues including, but not limited to, DDT and its derivatives
DDD and DDE, toxaphene, dieldrin, and aldrin.

In the event that subsequent testing indicates the presence of pesticide
residues beyond acceptable thresholds, the potential health risks shall be
evaluated and a work plan prepared in order to remediate the soil in
accordance with all applicable federal, state, and local regulations. All
subsequent testing and remediation activities are subject to review and
approval by the County of Santa Cruz Environmental Health Department
and the City of Watsonville prior to issuance of a grading permit. (MM
3.7-9)

1L Prior to issuance of a Building Permit the applicant/owner shall:

A.

Submit final architectural plans for review and approval by the Planning
Department. The final plans shall be in substantial compliance with the plans
marked Exhibit "C" on file with the Planning Department. Any changes from the
approved Exhibit "C" for this development permit on the plans submitted for the
Building Permit must be clearly called out and labeled by standard architectural
methods to indicate such changes. Any changes that are not properly called out
and labeled will not be authorized by any Building Permit that is issued for the
proposed development. The final plans shall include the following additional
information:

1. One elevation shall indicate materials and colors as they were approved by
this Design Review.

2. Plans shall show the final location of a recorded access easement granted
to APN’s 048-211-24 (PG&E parcel) and 019-226-42 (MidPen housing,
city parcel).

3. Plans shall show compliance with all the lighting requirements in the

approved PUD and in Chapter 13.11 of the County Code.

g



Application #: 131265
APN: 048-211-25

Owner: Mid-Penninsula The Farm Inc.

4.

10.

0700

Plans shall show the installation of permanent signage to be placed at the
perimeter of the wetland buffer area that clearly states that people and
their pets should not enter the wetland area or associated buffer due to the
presence of sensitive habitat. (MM 3.4-3j)

All utilities shall be constructed underground.

Plans shall show that all existing mature trees are retained to the extent
possible. Removed trees shall be replaced with in-kind species and
vegetation structure within the planning area. Tree replacement shall be
indicated on landscape plans subject to review and approval by the County
of Santa Cruz Planning Department. (MM 3.4-4a)

Plans shall include details showing compliance with the Section
13.11.072(E) of the Santa Cruz County Code with regards to Recycling
Collection Facilities.

Plans shall reference the accepted geotechnical report and include a
statement that the project shall conform to the report’s recommendations.

Plans shall show the specific locations of all septic tanks located on APN
048-211-25 and shall indicate that the septic tanks will be removed and
properly disposed of at an approved landfill facility. (MM 3.7-6)

Grading, drainage, and erosion control plans.

a. A final drainage plan shall be submitted with an analysis
demonstrating maintenance of the predevelopment 2-year, 2-hour
release rate and storage as well as the 5-year predevelopment
release rate while providing storage volume for the post
development 25-year storm consistent with the County of Santa
Cruz performance standards or equivalent methods, and retaining
the existing functions of storage, filtration, infiltration and
evaporation of stormwater. The final drainage control plans shall
include: detailed hydrologic modeling, existing facilities, soil and
topographic data; erosion control and best management practices;
descriptions of proposed flood control facilities; Low Impact
Development (LID) techniques; compliance with waste discharge
requirements; phasing and implementation; identification of the
entity that is responsible for facility design and construction; Clean
Water Program compliance; and facility maintenance to ensure
long-term vegetation maintenance and access. All drainage
improvements shall be subject to review and approval by the
County of Santa Cruz Public Works Director and the City of
Watsonville Public Works Director. County Public Works staff
shall confirm that the onsite stormwater detention facilities have
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been constructed in accordance with approved plans.

In order to comply with the National Pollution Discharge
Elimination System (NPDES), requirements for construction of
site storm water discharges, project applicants shall prepare and
implement a Stormwater Pollution Prevention Plan (SWPPP) if
construction exceeds one acre or more within the planning area.
The SWPPP shall specify how the discharger will protect water
quality during construction activities subject to review and
approval by the County of Santa Cruz Planning Department or the
City of Watsonville Community Development Department. These
measures shall include but are not limited to the following:

e design and construction of cut and fill slopes in a manner
that will minimize erosion;
protection of exposed slope areas;
control of surface water flows over exposed soils;
use of wetting or sealing agents or sedimentation ponds;
limiting soil excavation in high winds;
construction of berms and runoff diversion ditches; and
use of sediment traps, such as weed-free straw bales and/or
straw waddles.

In addition, project applicants shall implement the following
measures during construction activities within the planning area:

e Stabilize and revegetate all areas of disturbed soil with
appropriate native species. Monitor revegetation success
and take remedial measures as necessary;

e When hay or straw is used in erosion control, ensure that it
is weed free;

e If possible, conduct work during low- or no-flow periods.
Consult weather forecasts from the National Weather
Service at least 72 hours prior to performing work that may
result in sediment runoff, and

¢ Inspect and clean all equipment of soil containing noxious
or invasive weeds or fungus before arriving on site. If any
imported fill material is necessary to bring to the site,
present evidence certifying the material is void of any
noxious or invasive species or pollutants. (MM3.8-2)

Please note: The property owner is responsible for obtaining any
and all necessary temporary and/or long term easements/access
agreements, etc., to complete drainage improvements off-site and
to address impacts to the drainage course between the site and the
City maintained storm drain system in Brewington Avenue.

11.  The building plans must include a roof plan and a surveyed contour map

g%
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of the ground surface, superimposed and extended to allow height
measurement of all features. Spot elevations shall be provided at points
on the structure that have the greatest difference between ground surface
and the highest portion of the structure above. This requirement is in
addition to the standard requirement of detailed elevations and cross-
sections and the topography of the project site which clearly depict the
total height of the proposed structure. Maximum height is 37 feet.

12.  Details showing compliance with all requirements of Cal Fire/Pajaro
Valley Fire District.

13. Meet all accessibility requirements of the most current California Building
Code.

14.  Plans shall show that all fireplaces proposed for future residential
development within the planning area shall be gas-fired and meet U.S.
Environmental Protection Agency (EPA) certification requirements. The
use of wood-burning fireplaces or wood burning stoves shall be prohibited
in perpetuity on all residential properties included within the modified
project and shall be recorded on the title of all parcels and run with the
land. (MM 3.3-3)

15. The applicant shall consider implementation of MBUAPCD-
recommended mitigation. Plans shall identify and incorporate emission
reduction measures and staff may recommend additional measures as
practical and feasible including the following:

e Incorporate energy-efficient appliances into residential uses.

e  Orient buildings to minimize heating and cooling needs;

e  Provide shade trees to reduce cooling needs;

e Include energy-efficient lighting systems;

e Include solar water heaters or centralized water heating systems; and

e Increase insulation beyond Title 24 requirements to minimize heating
and cooling needs. (MM 3.3-3)

B. The existing access easement to APN 048-211-24 (PG&E parcel) shall be
modified and recorded to allow for continued access over the subject parcel.

C. All units shall be connected for water service to the City of Watsonville Water
Department. All requirements of that water department including the payment of
connection charges shall be met prior to the issuance of any building permit.
Engineered improvement plans for all water line extensions required by City of
Watsonville Water Department shall be submitted for the review and approval of
the water agency.
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1. Proof of LAFCO approval of the Extraterritorial Water Service by the
Watsonville Water Department will be required prior to issuance of the
Building Permit.

D. A water management plan is required to allow for the installation of a master
water meter with separate sub meters for each unit. The water management plan
shall be submitted to the City of Watsonville Water Department for review and
approval. The plan shall including the following details:

1. A plan for monitoring tenants” domestic water consumption in terms of
targeted per-capita consumption rates; and

2. A plan for informing and educating tenants regarding the targeted per
capita water consumption rates and ways to reduce consumption to meet
the rates.

The property owner shall report the performance of the project, with regards to
meeting the per capita water consumption rates, to the City of Watsonville Water
Department every three months.

E. Submit four copies of the approved Discretionary Permit with the Conditions of
Approval attached. The Conditions of Approval shall be recorded prior to
submittal, if applicable.

F. Meet all requirements of the County Department of Public Works, Stormwater
Management.

G. Meet all requirements and pay any applicable plan check fee of the Cal
Fire/Pajaro Valley Fire Protection District.

H. Submit 2 copies of the complete soils report and addendums prepared and
stamped by a licensed Geotechnical Engineer.

L Submit an owner-agent approval form with the building permit application to
allow construction to take place on the adjacent parcel owned by Pacific Gas and
Electric Company. The form shall be signed by an authorized representative of
PG&E.

J. Pay all impact fees and the municipal services mitigation payment as required by
the 2014 Memorandum of Understanding between the City of Watsonville and the
County of Santa Cruz.

K. Submit a written statement signed by an authorized representative of the school

district in which the project is located confirming payment in full of all applicable
developer fees and other requirements lawfully imposed by the school district.

X
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L.

Submit a copy of a State approved stormwater pollution control plan prepared in
compliance with State Water Resources Control Board Construction General
Permit regulations and the corresponding WDID number.

Consistent with Policy 5.13.31 (Agricultural Notification Recordation for Land
Divisions) in the Santa Cruz County General Plan, project applicants within the
planning area shall file a Right-to-Farm Notification Statement to run with the
Title as disclosure and notice in deeds at the time of transfer or sale of the
property. The statement shall inform any future property owners of the
continuation of agricultural activities, including agricultural processing, in the
area and shall disclose the potential effects of agricultural activities on adjacent
land uses to future residents. (MM 3.2-2¢.)

The owner shall record a Declaration of Restriction that prohibits the use of
wood-burning fireplaces or wood burning stoves in perpetuity on the residential
property and shall submit proof of recordation to the Planning Department. (MM
3.3-3)

File an overflight easement with the City of Watsonville to run with the title of
the property as disclosure and notice in deeds at the time of transfer or sale of the
property. The disclosure shall inform future property owners that their property is
located in an airport approach zone and that the City of Watsonville has the right
to regulate or prohibit light emissions, either direct or indirect which may
interfere with pilot vision; regulate or prohibit release into the air any substances
that would impair the visibility or otherwise interfere with the operation of aircraft
including steam, dust, and smoke; and regulate or prohibit electrical emissions
which would interfere with aircraft communication systems or navigational
equipment. The easement shall run with the land until such time the Watsonville
Municipal Airport is no longer in use.(MM 3.7-10)

Submit proof to the County that a Municipal Services Mitigation Payment has
been paid to the City of Watsonville pursuant to an agreement between the City
and MidPen. (MM 3.12-1)

Submit evidence that all construction personnel have attended a “Species
Sensitivity Training” program that shall provide instruction on western pond turtle
identification, status and detailed protocol of the actions that should be taken in
the event that a western pond turtle is encountered onsite during construction
activities. This program shall be designed to educate construction personnel
about the mitigation measures required for the execution of the project. All
construction personnel shall attend the sensitivity training. (MM 3.4-3f)

After building permit plans are prepared that are acceptable to all reviewing
agencies, a signed and stamped Soils (Geotechnical) Engineer Plan Review Form
shall be submitted to Environmental Planning. Please note that the plan review
Jorm must reference the final plan set by last revision date. Any updates to the
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report recommendations necessary to address conflicts between the report and the
plans must be provided via a separate addendum to the soils report. The author of

the report shall sign and stamp the completed form. An electronic copy of the

form may be found on our website at www.sccoplanning.com.

S. The project applicants shall hire a qualified hazardous materials consultant with
Phase I and/or Phase II experience to review files for the off-site property located
at 1488 Freedom Boulevard prior to construction activities during all phases of
the modified project. Should files indicate that the property located at 1488
Freedom Boulevard may have impacted the planning area, Phase II testing shall
occur to confirm or deny the presence of contaminated groundwater prior to
construction activities. If unanticipated contaminated groundwater is found
during construction activities, the project applicants shall ensure that proper
safety/handling procedures are followed involving contaminated groundwater
within the planning area during phase 1a and 1b/Remainder of the modified
project subject to review and approval by the City of Watsonville and County of
Santa Cruz. (MM3.7-8a)

T. Submit a copy of the construction contract(s) which include the following noise
control measures:

1. Limit construction that involves motorized equipment to Monday through
Friday from 7:30 am to 4:30 pm to avoid the times of day and the days of
the week when noise effects would cause the greatest annoyance to
residents and to those using the area for recreation;

2. Allow exceptions to the specified construction hours only for construction
emergencies and when approved by the County of Santa Cruz Planning
Department. (MM 3.10-1a)

U. In order to mitigate traffic impacts of the project, the applicant shall pay all
required Traffic Impact fees to the City of Watsonville for 20 units and
Transportation and Roadside Improvement Fees to the County of Santa Cruz for
26 units.

III. Al construction shall be performed according to the approved plans for the Building
Permit. Prior to and during construction activities, the following conditions shall be met:

A. Prior to any site disturbance, all development impact fees shall be paid pursuant to
a Memorandum of Understanding between the County of Santa Cruz and the City
of Watsonville.

B. Prior to any site disturbance, a sign shall be posted on site that is clearly visible to

adjacent land uses and that provides the phone number for the public to call to
register complaints about construction-related noise problems. A single
disturbance coordinator shall be assigned to log in and respond to all calls. All
verified problems shall be resolved within 24 hours of registering the complaints.

87
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(MM 3.10-1a)

The planning area provides potential wintering habitat for the ferruginous hawk (a
‘Bird of Conservation Concern’), nesting and wintering habitat for the white
tailed kite (a ‘Fully Protected Species’), and nesting habitat for the yellow warbler
(a CDFW ‘Species of Special Concern’), as well as other common raptor and bird
species; therefore, construction activities and the clearing of vegetation shall
occur outside of the breeding season (February through August).

1. If the project applicant cannot avoid construction activities during the
breeding season a qualified wildlife biologist shall conduct avian nest
surveys prior to construction activities that may disturb nests (e.g.
vegetation clearing, tree removal, grading, large equipment operation, or
demolition) within the Atkinson planning area. These surveys shall
include special-status birds, and all birds (and their nests) protected under
the MBTA, and shall encompass the planning area and a 200-foot-wide
buffer, to examine nearby tree stands and structures. If an active nest is
found, it will be necessary to consult with the appropriate resource
agencies (CDFW, USFWS) to determine appropriate construction buffers
or other avoidance measures. If nesting or wintering special-status birds
are not found, no further action would be necessary. (MM3.4-4b)

2. If the project applicant cannot avoid construction activities during the
breeding season (February through August) and cannot clear vegetation
prior to the breeding season, a qualified biologist shall conduct a specific
yellow warbler nest survey in the riparian and scrub habitats of the
Atkinson planning area during phases 1a and 1b/Remainder of the
modified project during this period. If active nests are found within the
planning area, a minimum 250-foot construction buffer shall be
established during the peak of the warblers breeding season (April through
July), or until the young have fledged. A qualified biologist shall monitor
the activity of any warbler nests to determine when construction activities
may re-commence within the established buffer area. (MM3.4-4c)

Prior to initiation of project activities including, but not limited to, vegetation,
snag, and tree removal and demolition of structures on Assessor Parcel Numbers:,
019-226-042, 048-211-25, 048-221-09, or loud construction-related noise within
the work area, the County of Santa Cruz Planning Department and the City of
Watsonville Community Development Department shall require that project
applicants within the planning area implement the following measures:

1. Conduct a pre-construction survey for bats over a minimum of four visits
at least 15 days prior to the beginning of tree/vegetation removal, building
demolition and other project activities, to determine if the area is being
actively utilized by bats for spring/summer maternity colonies (April to
September). Surveys shall also include determining if any trees or
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buildings marked for removal have characteristics that make them suitable
bat roosting habitat (e.g., hollows, broken limbs, crevices, etc.). For any
trees/snags that could provide roosting space for bats, thoroughly evaluate
the trees/snags to determine if a colony is present prior to trimming or
cutting. Visual inspection, trapping, and acoustic surveys may be utilized
as initial techniques. Special permits from CDFW are required if trapping
is conducted. Removal of any native riparian tree shall be preceded by a
thorough visual inspection of foliage to reduce the risk of displacing or
harming foliage roosting bats. If no roosting bats are observed, no further
mitigation would be required.

If a tree or structure is determined not to be an active roost site, it may be
immediately trimmed or removed. If the tree or structure is not trimmed or
removed within four days of the survey, repeat night survey efforts.
Removal of occupied trees/snags or structures shall be mitigated for by the
creation of a snag or other artificial roost structure within suitable habitat
located in the planning area. With the input from a professional bat
specialist and coordination with CDFW, design alternative roost
structure(s) that provide suitable habitat for evicted or displaced bats.
Depending on the species, artificial roost structures may not be
appropriate. Coordinate with CDFW for acceptable mitigation
alternatives.

Protect maternity colonies that have pre-volant young (not yet able to fly).
If active bat roosts are observed during the maternity roosting season,
avoid disturbing the roost until after all juvenile bats are able to fly from
the roost. The project biologist must confirm there are no pre-volant young
present before a colony is displaced. It is assumed that after September 1
colonies have no pre-volant young.

Coordinate with CDFW and a biologist that is permitted to handle special-
status bats to develop appropriate exclusion methods if necessary. Project
activities involving potential disturbances to roosting bats shall correspond
with the time frame stated in the California Fish and Game Commission
regulations. The CFGC stipulates bats may be excluded from occupied
roosts in two time periods; between September 1 and October 15 and
between February 15 and April 15 (CFGC 2006). If bats are found
roosting within these time frames, it may be necessary to passively
exclude them from trees or structures scheduled for removal. If necessary,
prior to initiating project activities, passive exclusion methods shall be
installed for a minimum of two weeks and monitored by a qualified
biologist within the appropriate time frames above. At a minimum,
monitoring efforts shall include conducting acoustic and evening
emergence surveys. (MM 3.4-5)

E. A minimum of 48 hours prior to initiation of project activities, project applicants
shall have a USFWS-approved biologist conduct California red-legged frog
(CRLF) preconstruction surveys. Pre-construction surveys shall consist of two
days and two nights, spaced a week apart, with notification to the USFWS. (MM

37
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Before and during clearing of vegetation, or initial ground disturbing activities, a
qualified biologist shall conduct a preconstruction survey for the WPT (MM 3 .4-
3i)

If western pond turtles (WPT) are observed on the project site prior to or during
construction activities, the turtles shall be captured, held, and cared for in
coordination with the CDFW. All captured pond turtles shall be tagged and fully
documented at the time of capture (e.g., number, sex, age, carapace length,
weight, overall condition, etc.). All non-native turtles that are captured shall also
be documented and not returned to the wild. (MM 3.4-3¢)

All captured western pond turtles shall be permanently relocated under the
direction of the qualified herpetologist in consultation with CDFW. (MM 3.4-3a)

Prior to construction, western pond turtle exclusionary fencing shall be
established around the perimeter of the 50-foot wetland buffer area around the
freshwater marsh and seasonal wetland to prevent any potentially uncaptured
western pond turtles from entering construction areas. The fencing shall be
marked by highly visible signage indicating that human activity is prohibited
within these areas. A qualified biologist shall be present during placement of the
exclusionary fencing to ensure that no pond turtles are present or impacted. The
establishment of pond turtle exclusion fencing shall only occur between the
months of September and March outside of the breeding season. (MM3.4-3d and
3.4-3g)

To avoid harming WPT that may have evaded trapping, project applicants shall
implement the following measures during construction:

1. Where trenching occurs, provide an escape ramp at each end of the open
trench to avoid entrapment. The ramp may be constructed of dirt fill,
wood planking, or other suitable material that is placed at an angle of 30
degrees or less. Backfill open segments of trench as soon as possible to
avoid entrapment.

2. At the beginning of each day, check under all parked equipment for WPT
before use. If any WTP are observed under equipment or within the work
area, do not disturb or handle it. Cease project activities and contact the
CDFW and the City or County for further guidance.

3. During project activities, all trash that may attract predators shall be
properly contained, removed from the work site and disposed of regularly.
Following construction, all trash and construction debris shall be removed
from work areas.

4. All fueling and maintenance of vehicles and other equipment and staging
areas shall not occur within or near wetland and/or riparian habitats or
water bodies. A plan to allow a prompt and effective response to
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accidental spills shall be developed. All workers shall be informed of the
importance of preventing spills and of the appropriate measures to be
taken should a spill occur. The agencies should be contacted regarding
spills if the approved biologist anticipates that impacts to WPT may occur
as a result of the spill.

5. Smoke in areas clear of vegetation and away from hazardous materials.
Dispose of cigarette butts in an appropriate area away from the planning
area. (MM3.4-3h)

K. Project applicants shall ensure that all construction and staging activities occur
outside of APN 048-211-24 (PG&E parcel) containing Santa Cruz tarplant during
all phases of the modified project. Prior to construction activities, project
applicants shall install temporary construction fencing and informative signs
around the perimeter of APN 048-211-24 as construction occurs in the vicinity of
this parcel. The location and integrity of the fence shall be verified in the field by
County or City staff prior to grading and periodically checked throughout the
construction period. Following construction, project applicants within the County
Entitlements Area shall install permanent fencing around the perimeter of APN
048-211-24. (MM3 4-1)

L. Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time
during site preparation, excavation, or other ground disturbance associated with
this development, any artifact or other evidence of an historic archaeological
resource or a Native American cultural site is discovered, the responsible persons
shall immediately cease and desist from all further site excavation and notify the
Sheriff-Coroner if the discovery contains human remains, or the Planning
Director if the discovery contains no human remains. The procedures established
in Sections 16.40.040 and 16.42.080, shall be observed.

L. If human remains of Native American origin are discovered during
ground-disturbing activities, project applicant(s) shall comply with state
laws relating to the dispositions of Native American burials, which falls
within the jurisdiction of the California Native American Heritage
Commission (NAHC) (Public Resources Code, Section 5097.98). If
human remains are discovered or recognized in any location other than a
dedicated cemetery, there shall be no further excavation or disturbance of
the planning area or any nearby area reasonably suspected to overlie
adjacent human remains until:

a. The Santa Cruz County Sheriff-Coroner has been informed and has
determined that no investigation of the cease of death is required,
and

b. If the remains are of Native American origin,

i. the descendants from the deceased Native Americans have
made a recommendation to the landowner or the person
responsible for the excavation work for means of treating or
disposing of, with appropriate dignity, the human remains and

87
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any associated grave good as provided in the Public Resources
Code, Section 5097.98, or

ii. The California NAHC was unable to identify a descendant or
the descendant failed to make a recommendation within 24
hours after being notified by the NAHC. (MM 3.5-1¢)

M. Areas of active disturbance shall be limited to no more than 2.2 acres per day for
initial site preparation activities that involve extensive earth moving activities
(grubbing, excavation, rough grading), or 8.1 acres per day for activities that
involve minimal earth moving (e.g. finish grading) during all phases of
construction activities within the Atkinson planning area in accordance with the
Monterey Bay Unified Air Pollution Control District CEQA Guidelines. If the
modified project requires that grading and excavation exceed those acreages,
project applicants shall implement the following fugitive dust measures during
grading and excavation and incorporate these measures on all grading plans for
future development within the planning area subject to review and approval by the
County of Santa Cruz Planning Department or the City of Watsonville
Community Development Department: (MM 3.3-1)

Water all active construction areas at least twice daily;

Cover all trucks hauling soil, sand, and other loose materials or require all
trucks to maintain at least two feet of freeboard;

Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all
unpaved access roads, parking areas and staging areas at construction sites;

Sweep daily (with water sweepers) all paved access roads, parking areas and
staging areas at construction sites;

Sweep streets daily (with water sweepers) if visible soil material is carried
onto adjacent public streets;

Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas
(previously graded areas inactive for ten days or more);

Enclose, cover, water twice daily or apply (non-toxic) soil binders to exposed
stockpiles (dirt, sand, etc.);

Limit traffic speeds on unpaved roads to 15 mph;

Install appropriate best management practices or other erosion control
measures to prevent silt runoff to public roadways;

Replant vegetation in disturbed areas as quickly as possible;

Install wheel washers for all exiting trucks, or wash off the tires or tracks of
all trucks and equipment leaving the site;

Limit the area subject to excavation, grading and other construction activity at
any one time;

Post a publicly visible sign which specifies the telephone number and person
to contact regarding dust complaints (the person shall respond to complaints
and take corrective action within 48 hours); and
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e Ensure that the phone number of MBUAPCD is visible to the public for

compliance with Rule 402 (Nuisance).

N. Once the tanks are removed from APN 048-211-25, the applicant shall coordinate
a visual inspection of the areas beneath and around the removed tanks with the
Environmental Health Department. Any stained soils observed underneath the
septic tanks shall be sampled and results of the sampling (if necessary) shall
indicate the level or remediation efforts that may be required. In the event that
subsequent testing indicates the presence of any hazardous materials beyond
acceptable thresholds, a work plan shall be prepared subject to review and
approval by the County of Santa Cruz Environmental Health Department in order
to remediate the soil in accordance with all applicable federal, state, and local
regulations prior to issuance of a grading permit. (MM 3.7-6)

0. The project applicant shall coordinate with the County of Santa Cruz
Environmental Health Division to ensure that project applicants properly close
and abandon all groundwater wells within both phases of the modified project
pursuant to applicable federal, state, and local regulations prior to grading
activities. Soils located within the vicinity of the water wells shall be inspected.
If any stained soils are observed surrounding the water wells shall be sampled and
in the event that subsequent testing indicates the presence of pesticide residues
beyond acceptable thresholds, the potential health risks shall be evaluated and a
work plan shall be prepare in order to remediate the soil in accordance with all
applicable federal, state, and local regulations prior to issuance of a grading
permit. (MM 3.7-7)

P. If unknown wastes of suspect materials are discovered during construction, the
project applicants shall immediately stop work in the vicinity of the suspected
contaminant; remove workers and the public from the area; notify the County of
Santa Cruz Planning Department or the City of Watsonville Community
Development Department; secure the area as directed by the Project Engineer;
and notify the Hazardous Waste/Materials Coordinator. In the event that testing
indicates the presence of hazardous materials beyond acceptable thresholds, a
work plan shall be prepared in order to remediate the soil in accordance with all
applicable federal, state, and local regulations prior to issuance of a grading
permit. (MM3.7-8b)

IV.  Prior to final building inspection, the applicant/owner must meet the following

conditions:
A. All site improvements shown on the final approved Building Permit plans shall be
installed.

B. All inspections required by the building permit shall be completed to the
satisfaction of the County Building Official.

i 7
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C.

The project must comply with all recommendations of the approved soils reports.
The soils engineer must remain involved with the project during construction.

Operational Conditions

A.

In the event that future County inspections of the subject property disclose
noncompliance with any Conditions of this approval or any violation of the
County Code, the owner shall pay to the County the full cost of such County
inspections, including any follow-up inspections and/or necessary enforcement
actions, up to and including permit revocation.

As a condition of this development approval, the holder of this development approval
(“Development Approval Holder”), is required to defend, indemnify, and hold harmless
the COUNTY and the SANTA CRUZ FLOOD CONTROL AND WATER DISTRICT
ZONE 7, its officers, employees, and agents, all collectively the “COUNTY” from and
against any claim (including attorneys’ fees), against the COUNTY, it officers,
employees, and agents to attack, set aside, void, or annul this development approval of
the COUNTY or any subsequent amendment of this development approval which is
requested by the Development Approval Holder.

A.

COUNTY shall promptly notify the Development Approval Holder of any claim,
action, or proceeding against which the COUNTY seeks to be defended,
indemnified, or held harmless. COUNTY shall cooperate fully in such defense.
If COUNTY fails to notify the Development Approval Holder within sixty (60)
days of any such claim, action, or proceeding, or fails to cooperate fully in the
defense thereof, the Development Approval Holder shall not thereafter be
responsible to defend, indemnify, or hold harmless the COUNTY if such failure
to notify or cooperate was significantly prejudicial to the Development Approval
Holder.

Nothing contained herein shall prohibit the COUNTY from participating in the
defense of any claim, action, or proceeding if both of the following occur:

1. COUNTY bears its own attorney's fees and costs; and

2. COUNTY defends the action in good faith.

Settlement. The Development Approval Holder shall not be required to pay or
perform any settlement unless such Development Approval Holder has approved
the settlement. When representing the County, the Development Approval Holder
shall not enter into any stipulation or settlement modifying or affecting the
interpretation or validity of any of the terms or conditions of the development
approval without the prior written consent of the County.

Successors Bound. “Development Approval Holder” shall include the applicant
and the successor’(s) in interest, transferee(s), and assign(s) of the applicant.




Application #: 131265
APN: 048-211-25
Owner: Mid-Penninsula The Farm Inc.

0713

Minor variations to this permit which do not affect the overall concept or density may be approved by the Planning Director at the request of the
applicant or staff in accordance with Chapter 18.10 of the County Code.

Please note: This permit expires three years from the effective date listed below unless a building
permit (or permits) is obtained for the primary structure described in the development permit
(does not include demolition, temporary power pole or other site preparation permits, or accessory
structures unless these are the primary subject of the development permit). Failure to exercise the
building permit and to complete all of the construction under the building permit, resulting in the
expiration of the building permit, will void the development permit, unless there are special
circumstances as determined by the Planning Director.

Please note: This approval applies only to the proposed development to be constructed

simultaneously with City APN 019-226-42. The approved development is not intended to be a stand-
alone project.

Appeals: Any property owner, or other person aggrieved, or any other person whose interests are adversely affected by any act or determination
of the Planning Commission, may appeal the act or determination to the Board of Supervisors in accordance with chapter 18.10 of the Santa Cruz
County Code.
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ORDINANCE NO.
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ORDINANCE RESCINDING ORDINANCE #5048 AND GRANTING A PLANNED UNIT
DEVELOPMENT AS ALLOWED BY SANTA CRUZ COUNTY CODE RELATING TO
ESTABLISHMENT OF DEVELOPMENT STANDARDS FOR APNS: 048-211-25, 048-221-09

The Board of Supervisors of the County of Santa Cruz ordains as follows:
SECTION 1
Ordinance #5048 enacted on June 9, 2009 is hereby rescinded.
SECTION I1

A Planned Unit Development is hereby granted to the property located between Atkinson Lane
and Brewington Avenue, in the Pajaro Valley Planning Area, also known as the Atkinson Lane Housing
Site, and shown on Exhibit A attached hereto and subject to the conditions shown on Exhibit B, attached
hereto.

SECTION III

The Board of Supervisors hereby adopts the recommendations of the Planning Commission for
the Planned Unit Development as described in Section [, and adopts their findings in support thereof
without modification as set forth below:

1. That the proposed location of the uses are in accordance with the objectives of the County
Code and the purposes of the district in which the site is located.

2. That the proposed location of the Planned Unit Development and the conditions under which
it would be operated or maintained will not be detrimental to the public’s health, safety or
welfare, or materially injurious to properties or improvements in the vicinity.

3. That the proposed Planned Unit Development will comply with each of the applicable
provisions of Chapter 18.10 of the County Code.

4. That the standards of dwelling unit density, site area and dimensions, site coverage, yard
spaces, heights of structures, distances between off-street loading facilities and landscaped
areas will produce a development that is compatible with and integrated into the surrounding
built and natural environment consistent with the objectives of the County Code.

5. That the standards of dwelling unit density, site coverage, yard spaces, heights of structures,
distances between structures, off-street parking, and off-street loading facilities will be such
that the development will not generate more traffic than the streets in the vicinity can carry
and will not overload utilities.

6. That the combination of different dwelling and/or structure types and the variety of land uses
in the development will complement each other and will harmonize with existing and
proposed land uses, structures, and the natural environment in the vicinity.
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That the degree of departure from the required development and density standards is roughly

proportional to the benefits provided to the neighborhood and/or the community in which the

Planned Unit Development is located. 0715

That the proposed development is consistent with the General Plan/Local Coastal Program
Land Use Plan.

SECTION IV

The Board of Supervisors hereby adopts the recommendations of the Planning Commission for
the Development Permit as described in Section I, and adopts their findings in support thereof without
modification as set forth below:

1.

That the proposed location of the project and the conditions under which it would be
operated or maintained will not be detrimental to the health, safety, or welfare of persons
residing or working in the neighborhood or the general public, and will not result in
inefficient or wasteful use of energy, and will not be materially injurious to properties or
improvements in the vicinity.

That the proposed location of the project and the conditions under which it would be
operated or maintained will be consistent with all pertinent County ordinances and the
purpose of the zone district in which the site is located.

That the proposed use is consistent with all elements of the County General Plan and with
any Specific Plan which has been adopted for the area. -

That the proposed use will not overload utilities, and will not generate more than the
acceptable level of traffic on the streets in the vicinity.

That the proposed project will complement and harmonize with the existing and proposed
land uses in the vicinity and will be compatible with the physical design aspects, land use
intensities, and dwelling unit densities of the neighborhood.

The proposed development project is consistent with the Design Standards and Guidelines
(sections 13.11.070 through 13.11.076), and any other applicable requirements of this
chapter.

SECTION V

This ordinance shall become effective 31 days after adoption.

PASSED AND ADOPTED this day of 2014 by the Board of Supervisors
of the County of Santa Cruz by the following vote:
AYES: SUPERVISORS
NOES: SUPERVISORS
ABSENT: SUPERVISORS

ABSTAIN: SUPERVISORS

Chairman of the Board of Supervisors

2 '- 37
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Attest:

Clerk of the Board
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EXHIBIT A

Planned Unit Development
Conditions of Approval

Property located between Atkinson Lane and Brewington Avenue,
in the Pajaro Valley Planning Area.

APNs: 048-211-25, 048-221-09
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Future Projects
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APN 048-221-09
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Atkinson PUD
EXHIBIT B

Planned Unit Development 0718
Conditions of Approval

Property located between Atkinson Lane and Brewington Avenue,
in the Pajaro Valley Planning Area.

APNs: 048-211-25, 048-221-09

This 16.8 acre site contains 10.0 useable (developable) acres, 1.3 acres on APN 048-211-25 and 8.7
acres on APN 048-221-09, equating to a total development potential on county parcels of 200
dwelling units, 26 on APN 048-211-25 and 174 on APN 048-221-09; of these, 30 total affordable
units are required under County Code Section 17.10.030(b)(1), 3 units plus an in-lieu fee for 0.9 of
a unit on APN 048-211-25, and 26 units plus an in-lieu fee for 0.1 of a unit on APN 048-221-09, and
51 total affordable units are required under County Code Section 17.10.030(b)(6), 7 on APN 048-
211-25 and 44 on APN 048-221-09. Development of this site is by-right in that the use and density
for the site are not discretionary. A Level VII design review hearing is required.

The EIR evaluating this PUD also evaluates adjacent land area for development by the City of
Watsonville. This PUD addresses only two cited parcels above, and the County will not be
responsible for the remainder of the development plan discussed in the EIR.

The term “County Entitlements” is introduced in the Settlement Agreement that the Santa Cruz County
Farm Bureau, the County of Santa Cruz, and the City of Watsonville entered into on 2/14/2011 and
refers to the County’s actions on June 9, 2009 related to this project. The “County Entitlements Area”
evaluated by the 2009 EIR and its 2014 Addendum also includes APNs 019-226-42 (MidPen parcel) and
019-236-01 (Lamb parcel) located within the City of Watsonville, which are considered to have a
development potential of an additional 20 units that the Settlement Agreement allows to be considered
for approval by the City of Watsonville.

I) General Site Standards

A) All requirements and standards contained in Section 13.10.475 through 13.10.478 of the
County Code (Regional Housing Needs “R” Combining District) shall be applicable unless
expressly modified by the conditions of this Planned Unit Development (PUD).

B) Development Standards. The following development standards supersede the development
standards in the County Code. Unless specifically defined below, developments must meet
all required development standards in the County Code at the time the Design Review
application is deemed complete. All of the site standards contained within Chapter 13.10
shall be applicable unless modified by this Planned Unit Development.

1) Circulation and Parking Requirements

(a) Parking requirements.

(i) 1.5 spaces per studio or one-bedroom unit;

(ii) 2.0 spaces for two-bedroom unit;

8¢ 1
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(iii) 2.5 spaces for three-bedroom unit; and
(iv) - 3.0 spaces per four-bedroom unit. 0719

(v) An additional 20% of the total number of parking spaces to accommodate guest
parking.

(vi) The Board of Supervisors, as part of the Design Review Permit, may consider a
reduction to the required on-site parking standard above. Any request shall
include an on-site parking management plan prepared by a traffic engineer.

(vii) The maximum number of required parking spaces that may be compact in size
shall be as specified in County Code Section 13.10.553 (e) or its successor
ordinance.

(viii) The standards for off-street parking facilities as outlined in County Code
Section 13.10.554 at the time of application is deemed complete shall apply.

(b) Circulation Requirements. Primary access through the PUD area will be provided via
a collector street that will extend north from Brewington Avenue to be constructed by
the first developer of APN 048-221-09 (Lamb parcel in County) the-Phase !
Development-Area. An emergency-only access road through APN 019-236-01 (Lamb
parcel in City) will serve future beth-the Phase-T-and-Phase 2D development Areas on
APN 048-221-09. This emergency access road shall not be used for primary access to
the project site and shall only be used for secondary access if the extension of
Brewington Avenue up to and including the roundabout is completed through a
development project. An access road from Atkinson Lane along the existing vehicular
easement leading to the PG&E site will provide access to APN 048-211-25.

(¢) Roadway Design. The following standards shall apply to roadways on the project site:
(i) Right-of-Way Width:

o 32 feet for access to APN 048-211-25: two 12-foot travel lanes and an 8§-foot
parking shoulder on east side only,

e 52 feet for Brewington Avenue extension (Collector Street): from east to west,
6-foot sidewalk, 8-foot parking shoulder, 4-foot bike lane, two 12-foot travel

lanes 4 foot blke lane and 6- foot 51dewalk (e&stem—s*éew&l—lepafkmg—laﬂe—

e 20 feet for two-way interior driveways,
e 12 feet for one-way driveways, and

e 20 feet for the temporary emergency-only access through APN 019-236-01 to
APN 048-221-09

(ii) Improvements: Where possible, pedestrian improvements shall connect with
existing infrastructure in the surrounding neighborhoods.

(d) Bicycle Storage. A minimum of one lockable storage space for bicycle storage shall
be provided for each dwelling unit. This lockable storage space may be located within
a larger exterior storage area provided for the unit, or in a garage.
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(e) Accessibility. Developments must meet accessibility requirements of Title 24 of the
Building Code or successor code in effect at the time the Building Permit application

is submitted.
0720
(1) Accessible parking shall be provided consistent with California State Law.

This applies to the design and location of parking spaces, number of accessible
spaces provided, and accessible path of travel through the development and to the
public right-of-way.

2) Requirements for Structures

(a) Number of Stories. A maximum of three (3) stories as defined by the County Code
exclusive of subsurface parking is allowed.

(i)  Three stories are allowed except in areas restricted to a two-story maximum, as
delineated in Section 1.B.2.a(ii) below, in order to provide a logical transition
between existing neighborhoods and higher density development.

(ii) To reduce bulk and mass, efforts shall be made to provide articulation and
architectural features and to provide a transition from the adjacent properties.
This transition shall be achieved by the following:

e Restricting buildings to 28 feet and two stories in height adjacent to existing
homes located along Atkinson Lane. See Section 1.B.3.b for further detail.

e Requiring buildings facing public roads to incorporate features such as step-
back heights, articulation, variations in finishes, glazing, building separation
and varied roof heights.

(b) Height. Height of three-story structures may be up to 37 feet, exclusive of sub-surface
parking, and the height of two-story structures may be up to 28 feet, exclusive of
subsurface parking. Height will be measured in accordance with the provisions of
County Code Section 13.10.477.

(i) For any structure proposed to be within 2 feet of the maximum height limit, the
building plans shall include a roof plan and a surveyed contour map of the
ground surface, superimposed and extended to allow height measurement of all
features. Spot elevations shall be provided at points on the structure that have
the greatest difference between ground surface and the highest portion of the
structure above. This requirement is in addition to the standard requirement of
detailed elevations and cross-sections and the topography of the project site, that
clearly depict the total height of the proposed structure above preconstruction
natural grade and finished grade.

3) Site Standards

(a) Lot Coverage and Floor Area Ratio. Lot Coverage Site Standards and Floor Area
Ratio Site Standards specified in County Code Section 13.10.323 (b) do not apply.

(b) Setbacks. The following setbacks are established from the perimeter of the subject
property, as shown on Exhibit A, to the structures in aggregate and are as follows:

(i) APN 048-211-25, located west of wetlands

e North: 3 feet if developed in conjunction with adjacent City parcel,
otherwise 10 feet.
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e West: 5 feet from 32-foot wide access roadway, located along the
existing vehicular easement

Atkinson PUD

e [East: outside 50-foot wetland buffer 0721
e South: 10 feet
(ii) APN 048-221-09, located north and east of the wetlands
o Phaset Development-Area:
e 1 North: 15 feet for 2 story structures, 20 feet for 3 story structures
e 2. West: outside 50’ wetland buffer

3. East: outside interim 200’ agricultural buffer or 3 feet if developed in
conjunction with the adjacent City parcel.

4. South: outside 50° wetland buffer and not less than 15 feet from the
property line.

(iii) For projects involving a Tentative Map, the interior setbacks and lot size shall
be established through the Design Review process and are not subject to
obtaining a Residential Development Permit under County Code Section
13.10.323(d)(1)(A) or its successor ordinance.

(c) Wetland Area. A Riparian Exception approving a buffer of 50 feet from the edge of
the delineated wetland area on the property is included with the adoption of this PUD.
Inside this buffer limited activities will be permitted, including placement of

1nterpret1ve 51gnage at the perlmeter of the buffer aﬂd—%he—e*eeuﬁeﬂ—ef—eeeleg*ea%

(i) A Riparian Exception is granted by this PUD for the encroachment, installation,
and maintenance of drainage outlets and energy dissipaters into the 50 foot
buffer area, and interpretative signage under the following conditions:

e No disturbance is allowed within below-the-erdinaryhigh-watermark-of the
mapped wetland.-other-than-restoration-activitiesrequired-by-Section -of
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e Prior to issuance of the building permit for the first permanent structure,
drainage plans complying with the requirements of this PUD, particularly 0722
those related to runoff-reduction and Low Impact Design guidelines, shall be
reviewed and approved by both DPW Drainage and Environmental Planning.

e Prior to issuance of the building permit for the first permanent structure, the
applicant shall provide the County with a copy of the California Department
of Fish and Game-(CDEG) Wildlife (CDFW) 1602 Streambed Alteration
Agreement, or a statement from the EBEG CDFW that no permit is required
for therestoration-and drainage improvement construction activities to occur
within the wetland-er wetland buffer area.

(d) Stormwater Management. Consistent with Section IX.G- 3.8 MM 3.8-1a and-MM
3-8-1b;-development inthe PUD-area within the County Entitlements Area will utilize
the wetland for stormwater retention and the developer or developers shall be
responsible for providing a detailed final drainage plan and analysis demonstrating
maintenance of the predevelopment 2-year, 2-hour release rate and storage as well as
the 5-year predevelopment release rate while providing storage volume for the post

development 25-year storm. and retaining existing functions of storage, filtration,

infiltration and evaporation of stormwater. Phase-I-shall- beresponsible-for-the

(i) Final drainage plans shall include information regarding detailed hydrologic

modeling: existing facilities; soil and topographic data; erosion control and best
management practices (BMPs): descriptions of proposed flood control facilities;
Low Impact Development (LID) techniques; compliance with waste discharge
requirements; phasing and implementation; identification of the entity that is
responsible for facility design and construction; Clean Water Program
compliance: and facility maintenance to ensure for long term vegetation
maintenance and access. :

(i) Low Impact Design (LID) techniques that maximize infiltration, minimize
runoff volumes and rates, and minimize poliutant loadings, shall be
incorporated into the project design. Such practices would include:

¢ Providing on-site treatment for low-flow storm events

¢ Enhancing treatment of off-site flows

e Providing vegetated swales for water quality treatment

e Designing for large event flood control

e Incorporating landscape features that enhance water quality; and

e Limiting the post-development runoff rate and volume to the predevelopment
runoff rate and volume, to the maximum extent possible.

87 5



Atkinson PUD

ATTACHMENT 2

(e) Open Space. The open space requirements specified in County Code Section 0723

()

13.10.323 ¢(6)F shall not apply. Instead, the developer will be required to provide a
minimum of 50 square feet of private open space per unit, and a minimum of 150
square feet of common open space per unit. Common open space may consist of
active or passive recreation space, designed with both children and adults in mind.

(1) The Design Review process shall determine the final configuration and location
of open space on-site, with special consideration for the opportunity to
incorporate passive open space adjacent to the wetland area and active areas that
are safe and observable from adjacent housing units.

Signs. Any signs shall comply with Section 13.10.580 or any successor ordinance and
the location and design shall be reviewed and approved as part of the Design Review
process. The following signs are allowed:

(i) A non-illuminated temporary sign pertaining to the sale, lease or rental of a
dwelling and limited to six square feet in size or less.

(i) A permanent identification sign, in-directly illuminated, of 12 square feet or
less.

(g) Site Planning. The following guidelines shall be used in evaluating a development

proposal during the Level VII Design Review Permit process.

(1) Where natural features exist, such as wetlands and drainages, open spaces
should be preserved and used to frame and define residential areas.

(i1) Grading should limit the visual distinction between graded and adjacent
natural landforms and be contoured to blend into adjacent open spaces.

(iii)  Varied building heights are encouraged, both to provide visual interest and
give the appearance of a collection of smaller structures. Building heights at
the edge of the subdivision should be considered within the context of the
project’s surroundings, the adjacent uses, and should create a transition from
the heights of adjacent existing residential development rather than form
abrupt height changes. Section 1.B.2.a(ii) addresses this concept in further
detail.

(iv)  Arrange unit types to provide a logical transition between existing
neighborhoods and higher density portions and provide complete consistent
streetscapes along existing street frontages.

™) Orient buildings and associated improvements to minimize noise, light, glare,
and other visual impacts to adjacent residential neighborhoods.

(vi)  Use buildings, landscaping, contrasting paving, and site design to frame
neighborhood gateways and define common open spaces.

vii)  Utilize permeable materials for walkways, driveways, alleys, and patios where
p y y y p
possible and locate impervious areas to drain into bioswales or other
stormwater detention features.

(viii) Incorporate Best Management Practices (BMPs) for bioretention systems.

(ix) Site orientation and building design should consider the use of alternative
energy sources and passive solar design concepts.

6 . 8‘?
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) The siting of multi-family buildings should consider the existing 0724
neighborhood context. Where buildings are not configured around courtyards,
gathering areas, and open spaces, they should be oriented parallel to the public
street or the internal streets, with some setback variation to provide visual
relief.

(xi) Public, communal, and private spaces should be clearly distinguishable.
(xii)  Ground floor units should have direct access from streets and common spaces.

(xiii) Entry drives should be designed to create a positive identity for the project.
Landscape and site design should frame and distinguish entry drives.

(xiv) Parking should be unobtrusive and not disrupt the quality of common spaces
and pedestrian environments. It should be distributed throughout the site in
discrete courts and shall be screened by landscaping or buildings.

(xv)  Services should not be visible from public areas. Trash bins, utility meters,
transformers, and other service elements should be enclosed or otherwise
concealed from view.

(xvi) Common open space should be centrally located, have a physical and visible
connection to public open space, and connected to each project’s internal
pedestrian system.

(xvii) Common spaces should incorporate play equipment for children and adults
that are sized to accommodate the anticipated level of use and located such
that they are safe and observable from adjacent areas. Additionally, a properly
sized community garden site shall be provided.

(xviii) The construction of road and/or utility stub outs that can be easily used for
future development on APN’s 048-231-01, 048-231-17, 048-231-18 (portion
of), and 048-251-09 and which are not part of the project authorized by the
County Entitlements or that would give credence to any argument that
development of the Specific Plan Area was envisioned by and should be
considered as part of the project authorized by the County Entitlements, shall
be prohibited as part of any county-approved entitlements that use the 2009
EIR and its 2014 Addendum. All utility connections and road access are
independent of the Watsonville Specific Plan Area and the County shall not
take any action with respect to development in the County Entitlements Area
that would necessitate or encourage the development of a Wagner Avenue
Extension.

e The above paragraph shall not apply to use of APN 019-236-01 for
secondary access purposes. APN 019-236-01 shall not be used for
primary access to the project(s) authorized to occur within the County
Entitlements Area consistent with the EIR and its Addendum, and shall
only be used for secondary access if the project(s) authorized by the
County entitlements completes the proposed extension of Brewington
Avenue up to and including the roundabout depicted within the County
Entitlements Area.

(h) Architectural and Building Design Standards. The following guidelines shall be used
in evaluating a development proposal during the Level VII Design Review Permit

3 7 process.
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(@)

@

(i)

(iii)

@iv)

)
(vi)

(vii)

A LAGHIMIENT &

The requirements of Chapter 13.10 relating to distance between structures shall
not apply.

Provide a variety of architectural styles using high quality architectural

R 0725
materials.

All facades, including side and rear elevations, should have the same vocabulary
of forms, details, and materials.

Create visual interest through the use of articulated facades, forms, and color,
but maintain consistent architectural style and details on both the exposed
facades of corner lots. Break up large wall and roof surfaces using three
dimensional elements on facades, such as chimneys, balconies, bay windows or
dormers.

Incorporate energy-efficient building siting standards and materials.

Building forms should be articulated by varying roof heights and wall planes.
Long, unbroken volumes and large, unarticulated walls and planes shall not be
permitted.

Roof forms should cover the entire width and depth of buildings. Superficial
roof forms (such as mansards affixed to the building) or false fronts, facades
and parapets, shall not be allowed.

(viii) Flat roofs are strongly discouraged.

(ix)

)

(xi)

(xii)

Individual entries should have a strong relationship with a fronting street,
internal walkway, or courtyard, as appropriate to the overall siting concept. A
transitional area from the public space or walkway to the private dwelling unit
entry, such as a porch, steps, or landscape walkway, should be provided.

Each dwelling unit’s entry should be differentiated through architectural
elements such as porches, stoops, or roof canopies, and detailing. Opportunities
should be provided for residents to personalize their entry by providing ground
level space or wide ledge for potted plants.

Stairways, fences, trash enclosures, and other accessory elements shall be
designed as integral parts of the architecture. Manufactured components
attached to the outside of buildings, such as stairways and shed, shall be
prohibited. ’

On-site mechanical equipment visible from buildings or a public street should
be screened.

Materials and Color. The following guidelines shall be used in evaluating a

development proposal during the Level VII Design Review Permit process.

)

(i1)

(iii)

Architectural design within each residential subdivision should use a palette of
materials that convey an image of quality and durability.

Color should be used as an important design element and should be natural or
muted tones. Appropriate use of more than one predominant paint color is
encouraged. Compatible accent colors are encouraged to enhance important
building elements.

Painted surfaces should use colors that reinforce architectural concepts and are
compatible with natural materials such as brick or stone.
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(iv) Structures designed with obvious references to styles or periods should be
consistent with that style or period.

(j) Landscaping Standards. The following guidelines shall be used in evaluatinga 0726
development proposal during the Level VII Design Review Permit process.

(i)  All developable site areas not covered by structures, walkways, driveways or
parking spaces shall be landscaped.

(ii) Use specimen trees and accent plant materials at major focal points, such as
entries or where major walkways intersect with common open space areas.

(iii) Landscaping should support the distinction and transition between private,
common and public spaces.

(iv) Design landscaping that is permanent with automated irrigation. Water-
intensive plants, such as lawns and flowering exotics, should be used sparingly
as accents.

(v) Use drought tolerant, native landscaping and drip irrigation is encouraged in
common area landscaping.

(vi) Vines and climbing plants on buildings, trellises, walls and fences are
encouraged, both to provide an attractive appearance and to minimize graffiti.

(vii) Parking lots should be generously landscaped to provide shade, reduce glare and
provide visual interest. Parking lots shall provide shade trees (of at least 15
gallon in size) for each four (4) spaces, and should be screened from view with
architectural walls, berms or shrubs where possible.

(viii) Incorporate natural features and existing trees into the landscape plan to the
extent practical and feasible.

(k) Lighting. The following guidelines shall be used in evaluating a development
proposal during the Level VII Design Review Permit process.

(1) Provide lighting for specific tasks (i.e., illuminating common areas, parking,
driveways, paths, and entryways).

(ii) Lighting should be mounted on architecturally designed fixtures that are
consistent throughout the subdivision and are less than 16 feet in height, and
preferably lower.

(iii) Place and design outdoor lighting around buildings, in parking lots, and along
streets to prevent excessive “spillover” glare into adjacent residential and
habitat areas and minimize night sky illumination.

(iv) Lighting in parking areas should be arranged to prevent direct glare into
adjacent dwelling units and onto neighboring uses/properties.

(v) Incorporate cutoffs into light fixtures to screen the view of light sources from
residences.

(1) Agricultural Buffer (Interim). The following guidelines and requirements shall be

used in evaluating a development proposal for the-Phase+Development-Area-of APN
048-221-09.

(1) Theinterim As applicable, an Agricultural Buffer shall be shown on all plans
for project(s) located on the-development-ofthe Phase 1 Development-Areaof

31 9
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detai-under Section B3 below. 0721

(i) A 200 foot interim Agricultural Buffer shall be established on APN 048-221-09
consistent with County Code Section 16.50.095 with the following exceptions:

o TheBrewington-Avenue-extensionIf the Brewington Avenue extension is

located within the Agricultural Buffer, it shall be oriented along the western
edge of the interim Agricultural Buffer to the extent that this alignment
facilitates good site planning. All non-auto uses including parking, bike lanes,
sidewalks or any other pedestrian use shall be limited to the western roadside
only until such time as the interim Agricultural Buffer is no longer required.

e The interim Agricultural Buffer shall not be used for public recreation, park
purposes, trails. picnic areas, roads (other than Brewington Avenue Extension)
or sidewalks or other similar uses that would encourage public use of the
buffer area.

¢ The construction and maintenance of the Brewington Avenue extension and
other infrastructure needed to support the County project(s) authorized by the
County Entitlements shall be permitted within the Agricultural Buffer.

1II) Project Review

A) Entitlements. All entitlements, with the exception of the building permit application review
shall be processed concurrently at Level VII, subject to the processing provisions of
13.20.100, 18.10.210, 18.10.332, and 18.10.211.

B) Tentative Map. If a Tentative Map approval is required, it must be included in the
application. A Residential Development Permit, as required by Section 13.10.323(d)(1)(A),
is not required.

1) Development that includes approval of a Tentative Map is subject to the provisions of the
Subdivision Map Act and Chapter 14.01. Where a Tentative Map is proposed, the public
hearing shall be expanded to address findings necessary under the Subdivision Map Act.
Wherever possible the environmental review performed at the time the PUD is adopted
will be utilized in the processing of the Tentative Map unless the Environmental
Coordinator determines that additional California Environmental Quality Act (CEQA)
review is required based upon the available information.

C) Bhasing: In-the-ever - ing
feqaﬁemeﬂ%s—&hal—l—aﬁpl-yh Phasmg The PUD area may accomrnodate multmle development
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projects. The development area consists only of the County Entitlement Area parcels and
does not include parcels that comprise a possible future City Specific Plan Area, as follows:

County Entitlements Area Specific Plan Area
048-211-25 (MidPen County Parcel) 048-251-09 0728
048-221-09 (Lamb County Parcel) 048-231-18
019-226-42 ( MidPen City Parcel) 048-231-01
019-236-01 (Lamb City Parcel*) 048-231-17
* emergency access only) 019-226-43
019-226-44

1) An emergency access point off of Atkinson Lane will be required, through APN 019-236-
01, for the development of APN 048-221-09. This emergency access may be abandoned
at such time as Brewmgton Lane is connected to Atklnson Lane w%%he—aﬁne*aﬁeﬂ—aﬂé

2) The development of APN 048-221-09 will also require the construction of the
Brewington Extension roadway and the extension of the south-bound left-turn pocket at

Crestview Drive/Freedom Boulevard intersection required by Section IX &= 3.13 of this
PUD

3) 4The two APNs that compose this site may be developed as separate projects, and cost
of on-site work related to drainage and-wetland-resteration shall be shared between the
two parcels.

4) 5) APN 048-221-09 may be subdivided and developed as separate projects, providing
that all requirements of the Subdivision Map Act are met, and providing that the entire
parcel is master planned in a manner consistent with this PUD. The Master Plan must
include, but is not limited to, elements such as roads, utilities, open space, and interior
setbacks.

(a) Each phase of development shall be responsible for its fair share of the 40%
affordable housing requirement, unless an alternative plan for the distribution of
affordable units is approved at the time of the first Level VII Design Review on each
of the parcels.

III)  Affordability and Financing

A) Affordability Level. All development proposals for these parcels are required to provide a
minimum of forty (40) percent, of the total number of units as affordable, as defined by
County Code Section 13.10.475.

B) Farm worker Housing. To the greatest extent feasible, development proposals that provide
affordable housing opportunities for farm workers shall be given preference on APN’s 048-
221-09 and 048-211-25. In an effort to maximize outside funding sources for these
development projects, the County and/or its development partner(s) will pursue all available
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O

D)

E)

funding opportunities, including funds from the Farm Bureau or its affiliates for farm worl? 12 9

housing. County staff shall confer with the Farm Bureau though its attorneys Wittwer &
Parkin LLP about the Farm Bureau’s available funding prior to considering an application to
the County for development proposal(s) on APN’s 048-221-09 and 048-211-25. Nothing in
this section is intended to conflict with or supersede the goals relating to affordable housing
in the PUD pursuant to the County Entitlements as stated in the MOU between the City of
Watsonville and the County of Santa Cruz, dated June 12, 2007.

Financial Liability

1) In the event that a developer believes that the affordable housing requirements for a
project proposed for this site renders the project financially infeasible, the developer may
request relief from a proportional amount of the affordability requirements. That request
shall be submitted to the Planning Director with all supporting information, including the
development pro forma for the project. The Planning Director shall analyze that request
and make suitable recommendations to the Board of Supervisors. In the event that the
Board finds that the developer has provided evidence that fulfillment of the affordable
housing requirements renders the project financially infeasible, the Board shall grant an
increase in the allowed unit resale price, above the price restrictions contained in Section
17.10.030(b)(1) and Chapter 17.10.030(b)(6) of the County Code, in an amount equal to
that required to render the project financially feasible. In the event that such price
modifications are granted, the developer shall grant the County Redevelopment Agency
the option to purchase units at the revised sales price for the purpose of writing them
down to suitable levels of affordability, consistent with the intent of this PUD.

Participation Agreement

1) Prior to Building Permit issuance or prior to filing of the Final Map, if one is required,
the developer shall enter into a Certification and Participation Agreement with the
County of Santa Cruz to meet the Affordable Housing Requirements specified by Chapter
17.10 of the County Code and as noted in PUD Sections III.A. and III.B. above.

Infrastructure

1) In order to provide for an equitable distribution of infrastructure costs between the City
and the County, the developer shall be subject to the following conditions:

(a) The payment of all applicable County of Santa Cruz and City of Watsonville impact
fees; as further described in a 2014 executed Atkinson Memorandum of
Understanding between the County of Santa Cruz and the City of Watsonville, and as

dlscussed in the 2014 EIR Addendum aad—aﬂyadé&eﬂ&l—f&rr—shafe—eests—fer—req&&ed
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0730
F) Financing

1) The County and City shall develop a financing mechanism such as a Municipal Services
Mitigation Payment, PH-OF; CFD, CSA, or other tool to address any shortfall between
tax revenues generated by the project and the cost of providing services to the area, as
required by Section IX.¥ 3.12 MM 3.12-1.

(a) If the City of Watsonville and the County of Santa Cruz have established a
Community Facilities District for the PUD Area prior to final approval of a Level VII
Design Review application by the County, the project applicant shall be subject to the
conditions of that District.

(1)  If the above condition is not met, the County shall, in the case of an application
for the development of an affordable rental project, create a Municipal Services
Mitigation Payment requirement as a condition of approval Paymentintienof
Taxesprogram to meet the funding gap associated with the development.

IV)  Design Review
A) Public Hearings

1) Development proposals shall undergo Design Review and a public hearing process
limited to design issues only. No discretionary permit is required for the by-right density
or use of the site. For development proposals under these by-right provisions, applicants
must apply for a Level VII Design Review, which requires review at public hearing by
the Planning Commission and Board of Supervisors. The Design Review Permit is valid
for a maximum of three (3) years. In order for the Design Review Permit to be exercised,
the building permit shall be issued within the three-year period.

(a) Requests for a time extension for the Design Review Permit shall be processed as a
Level III permit review. The permit may be extended for one year up to five (5) times
for a total permit life of eight years.

B) Development Standards

1) All requirements of the Site, Architectural and Landscape Design Review (Chapter
13.11) or successor ordinance in effect at the time a Design Review application is
deemed complete for processing shall be applicable unless modified by this PUD.

2) All applicable requirements and standards of the Zoning Regulations (Title 13, Chapter
13.10) and Environmental and Resource Protection Regulations (Title 16) in effect at the
time a Design Review application is deemed complete for processing shall apply unless
modified by this PUD.

3) A geotechnical report shall be prepared for the site. Four copies of the report shall be
submitted to the County for review at the time of project application and accepted prior to
the application being determined complete. All requirements and recommendations of the
approved report shall be incorporated into the project design. A Plan Review letter shall
be submitted as part of the Design Review submittal and Building Permit Submittal. All
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future development on the site shall comply with the requirements of the accepted
geotechnical report prepared by a licensed geotechnical engineer.

Atkinson PUD

All future development on the site shall comply with the requirements and mitigations
established by the EIR conducted for this project, on file with the County of Santa Cruz
Planning Department.

C) Minor Variations

1) Minor variations to this permit that do not affect the overall concept or density may be

approved by the Planning Director at the request of the applicant or staff, as a Level III
permit.

D) Level VII Design Review Submittal Requirements

1) Preliminary Architectural and Site Plans

(a) Preliminary architectural and site plans, prepared by a licensed architect, meeting the
standards established by the Planning Department for multi-family residential
application submittal, shall be submitted. The plans shall incorporate, but not be
limited to, all requirements contained in this PUD.

(b) The site plan shall clearly delineate all non-usable areas, including but not limited to:
(i) Wetland area and buffer, as shown on Exhibit A.
2) Utilities, Roads and Services

(a) Submit proof of authority from the City of Watsonville to build the required
emergency access road on APN 019-236-01 as specified in PUD Section I1.C.2.1.

(b) Submit preliminary engineered improvement plans to the Planning Department for all
roads, curbs and gutters, storm drains, erosion control, and other improvements
proposed or required by this PUD. Form and content of the plans shall meet the
standards established by the Planning Department for multi-family residential
application submittal, and shall meet the County’s Design Criteria, except as
modified by this PUD, in place at the time of Design Review Application Submittal.

(i)  Preliminary improvement plans shall meet the following requirements:

e All improvements shall be prepared by a registered civil engineer and shall
meet the requirements of the County of Santa Cruz Design Criteria except as
modified herein. Plans shall also comply with applicable provisions of Title
24 (Accessibility) of the State Building Code.

e Preliminary drainage details including existing and proposed contours, plan
views and centerline profiles of all driveway improvements, complete
drainage calculations and all volumes of excavated and fill soils. This includes
off-site work.

e Preliminary grading plans must be submitted at time of application. The
project design shall minimize grading on-site and off-site to the maximum
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extent possible. This includes designing the grading and foundations to follow
existing topography as much as possible. The grading plans shall include
existing and proposed contours, plan views and centerline profiles of all
driveway improvements, locations, and heights of all retaining walls, =~ 0732
preliminary drainage design, grading cross sections through proposed building
pads, and all volumes of excavated and fill soils. This includes all on-site and
off-site work.

Atkinson PUD

¢ Submit preliminary sanitation plans to the Department of Public Works for all
sanitary improvements proposed or required by this PUD.

e For the first project applicant on APN 048-221-09, the design of the
southbound left-turn pocket from Freedom Boulevard to Crestview Drive
shall be submitted, in compliance with Section IX.&.3.13 MM 3.13-11a and b.
3431

(i) All road plans shall comply with all requirements of the Department of Public
Works Road Engineering and shall be consistent with the County’s Design
Criteria for road construction. Right-of-way width shall be that described in
PUD Section I.B.1.c.

3) A sign plan indicating the location and size of all signs on the site shall be submitted. The
signs shall be consistent with the provisions of this PUD.

4) A current water will-serve letter from the City of Watsonville Public Works and Utilities
Department (PWUD) shall be submitted to the Planning Department.

(a) Before obtaining this will-serve letter, developers shall be required to provide the
County with proof that they have met the requirements of Section IX.E- 4.0 MM 4-3,
requiring sufficient offsets for new water demand, at a rate of 1.2 gallons:1 gallon.

(b) The Local Agency Formation Commission (LAFCO) approval of extraterritorial
water service will be required.

(c) All groundwater wells shall be properly abandoned and capped, in compliance with
all state, federal and local regulations, as detailed in Section IX.E- 3.7 MM 3.7-7.

5) A current sanitary sewer will-serve letter from the City of Watsonville Public Works and
Utilities Department (PWUD) shall be submitted to the Planning Department.

(a) The Local Agency Formation Commission (LAFCO) approval of an annexation into
the PWUD Service Area, or extraterritorial sewer service, will be required prior to the
issuance of a will-serve letter.

(b) Any existing septic systems shall be properly abandoned per County requirements, as
detailed in Section IX.E: 3.7 MM3.7-6.

(c) Due to the property’s topography, a private pump station may be required to sewer
some or all of the developments structures. The pump station shall be designed and
constructed to resemble the development and shall be privately maintained. An onsite
private generator will be required to run the sewer pump(s) in case of power outage.
Odor control shall be required on the pump.

V) Final Map Requirements and Timing.

371 y
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If the project includes a Map, the following requirements shall be met prior to the final

filing: 0733
A) Drainage. Final engineered drainage details shall be submitted to the County Planning and
Public Works departments for both on- and off-site drainage work.-Brainage-plansforPhase

from rad improvements shall be filtered and released into the new drainage system. A
Construction Activities Stormwater General National Pollution Discharge Elimination
System (NPDES) Permit shall be obtained form the State Water Resources Control Board.

1) The allowable release rate from the site shall be limited to the volumes identified in
Section IX.G- 3.8 MM 3.8-1a or less based on an assessment performed by a drainage
engineer and reviewed and approved by the Department of Public Works Drainage. The
safe overflow paths for any proposed mitigation system shall be described and analyzed,
and techniques such as minimizing site disturbance, minimizing impervious areas,
utilizing pervious surfacing, eliminating directly connected impervious areas, clustering
development, etc shall be considered.

2) All runoff from parking and driveway areas shall pass through water quality treatment
prior to the wetland and/or interim drainage basin.

3) Depending on the nature of the proposed development, Public Works staff may inspect
the construction of the drainage related items.

4) Fees will be assessed on the net increase in impervious area due to the development
project. Semi-pervious surfaces will be charged at a 50% rate.

B) Roads. Final engineered road improvement plans shall be submitted to the County Planning
and Public Works departments for both on- and off-site road improvements.

C) Sanitation. The applicant shall form a homeowner’s association with ownership and
maintenance responsibilities for all on-site sewers for this project. Reference to the
homeowners association shall be included on the Final Map and in the association’s
Covenants, Conditions &Restrictions, which shall be recorded and include PWUD-approved
language on maintenance responsibilities.

1) The applicant shall provide a copy of the CC&Rs to the PWUD prior to the filing of the
Final Map.

D) Recorded Conditions. Proof must be submitted that the conditions of all required permits
(such as Design Review, NPDES) have been recorded in the official records of the County
Recorder.

E) Affordable Housing. The developer must enter into an Affordable Housing Participation
Agreement with the County of Santa Cruz.

F) Fees. All applicable impact in-Heu-fees shall be paid as described in a 2014 executed
Atkinson Memorandum of Understanding between the County of Santa Cruz and the City of

Watsonville, and as discussed in the 2014 EIR Addendum.
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VI)  Building Permit Requirements and Timing.

Prior to the issuance of any building permit, all of the following conditions shall be met,
some of which may have been met at the Final Map stage:

A) Plans shall be consistent with the approved Design Review project and all requirements of
this PUD.

B) Final engineered drainage details shall be submitted to the Department of Public Works,
Drainage for both on-site and off-site drainage work.

1) The allowable release rate from the site shall be limited to the volumes identified in
Section IX.G-3.8 MM 3.8-1a or less based on an assessment performed by a drainage
engineer and reviewed and approved by the Department of Public Works Drainage. The
safe overflow paths for any proposed mitigation system shall be described and analyzed,
and techniques such as minimizing site disturbance, minimizing impervious areas,
utilizing pervious surfacing, eliminating directly connected impervious areas, clustering
development, etc shall be considered.

2) All runoff from parking and driveway areas shall pass through water quality treatment
prior to the wetland and/or interim drainage basin.

3) Depending on the nature of the proposed development, Public Works staff may inspect
the construction of the drainage related items.

C) Final engineered road improvement plans shall be submitted to the Department of Public
Works, Road Engineering for both on—site and off-site road improvements.

D) Submit proof that the conditions of all required permits (such as Design Review, Tentative
Map) and all required Declarations of Restriction and Statements of Acknowledgment
including those required by Section IX.A<3.2 MM 3.2-2¢ and Section IX.} 3.7 MM 3.7-10
have been recorded in the official records of the County Recorder.

E) All applicable impact in-Hieu-fees shall be paid as described in a 2014 executed Atkinson
Memorandum of Understanding between the County of Santa Cruz and the City of
Watsonville, and as discussed in the 2014 EIR Addendum. All applicable impact inlien fees
shall be paid prior to issuance of building permits, if not paid at the time of the filing of the
Final Map.

1) Unless otherwise satisfied by meeting the requirements of County Code Chapter 15.01 or
its successor ordinance, park dedication in-lieu fees shall be paid for each dwelling unit.
The fees in effect at the time of building permit issuance shall be paid.

17
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F)

G)

H)

I

J)

K)
L)

2) Unless otherwise satistied by meeting the requirements of County Code Chapter 15.04 or
its successor ordinance, Child Care Development fees shall be paid for each dwelling
unit. The fees in effect at the time of building permit issuance shall be paid.

33 Transportation improvement fees shall be paid for each dwelling unit. The fees in effect

at the time of building permit issuance shall be paid. A—eredit-may-be-allowed-for

| . - cod byl Lt F this PUD.
4y Roadside improvement fees shall be paid for each dwelling unit. The fees in effect at the

t1me of bulldlng permlt issuance shall be pa1d %e&kmaybe—al—lewed—fer—ms%aﬂ&ﬁen—ef

6) Submit a written statement signed by an authorized representative of PVUSD confirming
payment in full of all applicable developer fees and other requirements lawfully imposed
at the time of building permit issuance. The applicant/developer is advised that the
development may be subject to inclusion in a Community Facilities District.

Plan review letters shall be obtained from the technical report authors indicating that the
plans comply with the County approved technical report and all of their reccommendations
have been incorporated into the project plans, particularly the requirements of Section
IX.E:3.6 MM 3.6-1 and MM 3.6-2.

All requirements of the Pajaro Valley Fire Protection District shall be met with respect to
access, turnarounds, fees, water availability and design features.

The units shall be connected for sewer service to the City of Watsonville Public Works and
Utilities Department. All regulations, conditions and connection fees of the Public Works and
Utilities Department shall be met and paid. Off-site improvements may be required. Final
engineered plans shall be submitted, which comply with all requirements and standards of the
Public Works and Utilities Department.

1) If a private pump station is proposed as part of the project, a private pump station and
sewer system maintenance and response manual shall be outlined by the applicant and
submitted to the Public Works and Utilities Department for review and approval.

All units shall be served by the City of Watsonville Water Department. All requirements of
that water district including the payment of connection fees and groundwater impact fees or
activities shall be met. Engineered improvement plans for all water line extensions required
shall be submitted for the review and approval of the Water Department. Off-site
improvements may be required.

Final engineered plans shall be submitted complying with all requirements and standards of
the City of Watsonville Water Department.

The developer shall enter into an Affordable Housing Participation Agreement.

Prior to the final inspection or clearance of the building permit, all of the site improvements
shown on the approved building permit plans and Design Review approval shall be installed/

implemented.
: 87
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VII) Construction Phase Requirements

A) Prior to any site disturbance or physical construction on the subject property the following
condition shall be met:

1) Pre-Construction Meeting: In order to ensure that the mitigation measures are
communicated to the various parties responsible for constructing the project, prior to any
disturbance on the property the applicant shall convene a pre-construction meeting on the
site. The following parties shall attend: applicant, grading contractor supervisor, project
arborist, and Santa Cruz County Environmental Planning staff. The temporary
construction fencing demarcating the edge of the riparian corridor setback and the tree
protection fencing will be inspected at that time. Approval of the results of the pre-
construction biotic surveys will be reaffirmed at this time. The receiving site for any
exported fill will also be identified and County approved grading permits presented.

B) No land clearing, grading or excavating shall take place between October 15 and April 15
unless the Planning Director grants a separate winter grading permit, which may or may not
be granted.

1) County standards for stormwater best management practices, including those related to
erosion and sediment control during construction, shall be implemented.

C) No land disturbance shall take place prior to issuance of building permits (except the
minimum required to install required improvements, provide access for County required tests
or to carry out work required by the conditions of an entitlement permit).

D) Unless determined to be unnecessary by an archaeological field survey, an archaeologist
shall be present on-site during all ground disturbance on the site.

E) In the event that threatened or endangered plant or animal species are discovered on the site,
the habitat areas for these species shall be avoided and no disturbance will be permitted.
Section IX.€ 3.4 details further requirements for developers of the PUD area in order to
minimize the potential impacts of construction activities on sensitive species in the area.

F) Pursuant to Sections 16.40.040 and 16.42.100 of the County Code, if at any time during site
preparation, excavation, or other ground disturbance associated with this development, any
artifact or other evidence of an historic archaeological resource or a Native American cultural
site is discovered, the responsible persons shall immediately cease and desist from all further
site excavation and notify the Sheriff-Coroner if the discovery contains human remains, or
the Planning Director if the discovery contains no human remains. The procedures
established in Sections 16.40.040 and 16.42.100, and Section IX.B- 3.5 MM 3.5-1a and 3.5-
1¢ of this PUD shall be observed.

G) To minimize noise, dust and nuisance impacts of surrounding properties to insignificant
levels during construction, the owner/applicant shall or shall have the project contractor,
comply with the following measures as well as those delineated in Section IX.F 3.10 MM
3.10-1 of this PUD, during all construction work:

1) Limit all construction to the time between 7:30 am and 4:30 pm weekdays unless a
temporary exception to this time restriction is approved in advance by County Planning
to address an emergency situation; and

2) Each day it does not rain, wet all exposed soil frequently enough to prevent significant
amounts of dust from leaving the site.
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H) The applicant shall designate a disturbance coordinator and a 24-hour contact number shall
be conspicuously posted on the job site. The disturbance coordinator shall record the name,
phone number, and nature of all complaints received regarding the construction-site. The
disturbance coordinator shall investigate complalnts and take remedial action, if necessary,
within 24 hours of receipt of the complaint or inquiry.

I) One (1) “construction/security trailer” (maximum 12 feet by 60 feet) is allowed on the site
during construction. The size and location of the unit shall conform to all yard setbacks
contained in the PUD and shall be shown on the plot plan. Compliance with Section
13.10.683 or any successor ordinance is required. A building permit is required for the
installation of the construction trailer.

VIII) Mitigation Monitoring Program

A) The mitigation measures listed in Section IX of this PUD consist of the updated mitigation
measures per the 2014 EIR Addendum for the modified project. The mitigation measures
have been incorporated in the conditions of this approval in order to mitigate or avoid
significant effects on the environment. As required by Section 21081.6 of the California
Public Resources Code, a monitoring and reporting program for the mitigations is hereby
adopted as a condition of approval. The purpose of this monitoring is to ensure compliance
with the environmental mitigations during implementation and operation. Failure to comply
with the conditions contained within the PUD, including the terms of the adopted mitigation
monitoring program, may result in the revocation of the PUD pursuant to section 18.10.462
of the Santa Cruz County Code.

IX) Mitigation Measures, and Mitigation Monitoring and Reporting Program (MMRP)
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Staff Report to the
Planning Commission  Application Number: 131265

Applicant: Mid-Penninsula The Farm Inc. Agenda Date: April 23, 2014
Owner: Mid-Penninsula The Farm Inc. Agenda Item #: 8
APN: 048-211-25 Time: After 9:00 am.

Project Description: Proposal to construct a 26 unit, for-rent, 100% affordable, residential
development (Pippin Apartments) with related improvements, consistent with approved Planned
Unit Development ordinance #5048. Requires a Level VII Design Review and Preliminary
Grading Review.

Location: Property located on the south side of Atkinson Lane about 1,000 feet east of Freedom
Boulevard (56 Atkinson Lane). :

Supervisorial District: Fourth District (District Supervisor: Caput)

Permits Required: Level VII Design Review, Preliminary Grading Approval
Technical Reviews: Geotechnical Report Review

Staff Recommendation:

e Adopt the attached Resolution (Exhibit A), providing a recommendation to the Board of
Supervisors to CONSIDER the 2009 EIR and 2014 EIR Addendum, APPROVE
Application No. 131265, ADOPT the Amendment to Ordinance #5048, and ADOPT the
amended Mitigation Monitoring and Reporting Program, based upon findings and with
conditions of approval.

Exhibits

A. Resolution with Findings and Conditions of Approval

B. 2014 EIR Addendum, Appendix P: Amended Mitigation Monitoring and Reporting
Program (all other appendices on-file with the Planning Department); Certified EIR (on-
file with the Planning Department and available on the Planning Department website);

C. Project plans ,

D. Assessor's, Location, Zoning and General Plan Maps

E Proposed Amendment of Planned Unit Development Ordinance #5048 with minor
modifications as per the 2011 Settlement Agreement

F. Draft 2014 Memorandum of Understanding between the City of Watsonville and the

. County of Santa Cruz
G. Settlement Agreement between the Santa Cruz County Farm Bureau, the County of Santa

County of Santa Cruz Planning Department
701 Ocean Street, 4h Floor, Santa Cruz CA 95060
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APN: 048-211-25
Owner: Mid-Penninsula The Famn Inc.
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Cruz, and the City of Watsonville, date 1/20/11 !

H. 2007 Memorandum of Understanding between City of Watsonville and County of Santa
Cruz, entered into on 6/12/07

I, Board of Supervisors Resolution No. 154-2009, Resolution No. 155-2009, Ordinance No,
5047, and Ordinance No. 5048, approved June 9, 2009.

J. Neighborhood Meeting Materials, August 29, 2013

K. PG&E letter of authorization for easement alterations, dated 2/14/14

L Mitigation of Traffic Impacts for Atkinson PUD Memo, prepared by County of Santa
Cruz Planning Department, dated 4/14/14

M. Comments & Correspondence

Additional documents on-file with the Planning Department: :
a. Geotechnical Engineering Report, prepared by Earth Systems Pacific, dated 4/29/13
b. Soils Report Acceptance Letter, prepared by County of Santa Cruz Environmental
Planning Staff, dated 2/28/14
¢. Preliminary Drainage Calculations, prepared by Whitson Engineers, dated 2/12/14

Parcel Information

Parcel Size: 2.4 acres (104,625 sq.ft.) with 1.3 net developable acres

Existing Land Use - Parcel: Vacant

Existing Land Use - Surrounding: Residential and agricultural

Project Access: Via a private easement from Atkinson Lane

Planning Area: Pajaro Valley

Land Use Designation: R-UH & O-U (Urban High Residential & Urban Open
Space)

Zone District: RM-2-R & PR (Multifamily Residential - 2,000 square

foot minimum with Regional Housing Needs Site
Combining District & Parks, Recreation, and Open

Space)

Coastal Zone: "~ ___ Inside X _ Outside

Appealable to Calif. Coastal Comm. __ Yes X_No

Environmental Information

Geologic Hazards: None mapped

Soils: Geotechnical Engineering Report submitted (on-file); reviewed and
accepted by Environmental Planning Staff,

Fire Hazard: Not a mapped constraint.

Slopes: Site is primarily flat.

Env. Sen. Habitat; Presence of and impacts to environmentally sensitive habitat
assessed in certified EIR (Exhibit B).

Grading: 4,000 cy of cut & 2800 cy of fill (1200 net cy);

Tree Removal: No trees proposed to be removed

Scenic: Not a mapped resource

Drainage: Proposed stormwater management plan to include on-site vegetated
biofiltration swales and stormdrain outlets to the wetland area.

Archeology: Archival research conducted during the development of the PUD, 3 7
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APN: 048-211-25
Qwner: Mid-Penninsula The Farm Inc.

revealed no previously recorded archaeological sites in this area and
no cultural resources were noted during surface reconnaissance. 0740
Additional evaluation provided in the Certified EIR (Exhibit B).

Services Information

Urban/Rural Services Line: __ Inside. X Outside

Water Supply/Sewage Disposal: City of Watsonville; annexation for extraterritorial water
and sewer services in process; LAFCO hearing scheduled
for May 7, 2014,

Fire District: City of Watsonville Fire Department

Drainage District: Flood Zone 7

History

APN 048-211-25 was one of the six sites selected by the County to be rezoned to the “R”
(Regional Housing Needs Site) Combining Zone District in order to meet the Regional Housing
Needs Assessment in accordance with state housing element law. Planned Unit Developments
(PUDs) were developed to allow for the by-right development of residential housing to occur on
the selected sites at a density of 20 units per acre.

The subject parcel is one of eleven contiguous parcels which were included in the original
“Atkinson Specific Plan and PUD” project site area, seven of which are located within the
County of Santa Cruz and four of which are located within the City of Watsonville (see table on

next page).

Memorandum of Agreement 2007

At the time that the Atkinson Lane site was being considered by the Board of Supervisors as a
candidate site for the rezoning program, representatives of the City of Watsonville raised
concerns about the County’s activities interfering with future annexation plans of the City,
consistent with a 2002 voter referendum known as Measure U. As a result, the Board of
Supervisors directed staff to create a plan in coordination with the City of Watsonville that would
benefit both jurisdictions. On June 12, 2007, the Board of Supervisors authorized the County
Administrator to sign a Memorandum of Agreement (MOU) between the City and County, which
was intended to provide a clear process for working together towards a mutually beneficial
outcome on the site, specifically, that a Planned Unit Development (PUD) would be developed
for implementation of the portion of the plan within the County, that a Specific Plan would be
developed for implementation of the portion of the plan located within the City’s Measure U and
General Plan designated future development areas, and that an Environmental Impact Report
(EIR) would be developed that would apply to both planning areas (Exhibit H).

Planned Unit Development and City Specific Plan

A Planned Unit Development (PUD) and associated Environmental Impact Report {EIR) were
developed to identify the required conditions of approval for the construction of a by-right
housing development on the 16.8 acres of the project site area that are located within the County,

3
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which includes County APN’s 048-211-25 and 048-221-09 (see Figure 1). The PUD includes o7

conditions and mitigations pertaining to site standards, project review, affordability and
financing, design review, final map requirements and timing, building permit requirements and
timing, construction phase requirements, and a mitigation monitoring program.

Concurrent with the development of the PUD, a Specific Plan was developed with the City of
Watsonville to address future development on the balance of the planning area upon annexation
by the City (see Figure 1). At the time, it was determined that the City would utilize the County
EIR for the adoption of the Specific Plan as per the California Environmental Quality Act
(CEQA). The County adopted the PUD, which included a General Plan Amendment, Rezoning,
and Riparian Exception (Exhibit I) and certified the Final EIR (Exhibit B) on June 9, 2009 for the
16 acre site, however, subsequent litigation altered the intended outcome of the plan.

Litigation and Settlement Agreement

A Settlement Agreement was reached in 2011 between the Santa Cruz County Farm Bureau, the
County of Santa Cruz, and the City of Watsonville (Exhibit G). The Settlement Agreement
makes a distinction between the following areas and describes the County approval of the PUD
and associated actions, as the ‘County Approvals’.

County Entitlements Area
(within existing City of Watsonville Sphere of Influence)

019-226-42 52 Atkinson Lane MidPen Housing parcel within City
019-236-01 78 Atkinson Lane  Lamb parcel within City (access only)
048-211-25 56 Atkinson Lane MidPen Housing parcel within County
048-221-09 no site address Lamb parcel within County

City Specific Plan Area
048-251-09 no site address Grimmer Orchards within County
048-231-18 127 Atkinson Lane  Zepeda parcel within County
048-231-01 no site address Zepeda parcel within County
048-231-17 no site address Zepeda parcel within County
019-226-43 68 Atkinson Lane Espino parcel within City
019-226-44 72 Atkinson Lane  Bechtel parcel within City
048-211-24 no site address PG&E parcel within County

Through the Settlement Agreement, both the City and County agreed that the EIR would not be
used in connection with any action or proposal to develop or annex any, all, or portions of the
City Specific Plan Area not included within the County Entitlements Area, and the City agreed
that nothing in the County Approvals includes approval of the Specific Plan or an EIR covering
the Specific Plan Area, or any elements of the Specific Plan or of the infrastructure therefore. As
a result, the City of Watsonville has not proceeded in adopting the Specific Plan for the
remaining 50 acres of the project site area (shown in Figure 1 as the City of Watsonville Project

Site).

While the terms of the Settlement Agreement obviate the ability for the City of Watsonville to
use the Specific Plan and certified EIR to develop the above described City Specific Plan Area, 8 7
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the Settlement Agreement specifically exempts City parcels 019-226-42 (MidPen Housing Site)
and 019-236-01 (intended to be utilized for secondary access to parcel 048-221-09), from this
provision. Additionally, the terms of the Settlement Agreement do not restrict development
consistent with the County Approvals as a by-right development consistent with the approved
PUD on County APN’s 048-211-25 and 048-221-09. As per the Settlement Agreement, the four
above-referenced parcels make up the “County Entitlements Area” and may use the EIR and be
considered for development, while the remaining balance of the original project site make up the
“City Specific Plan Area” which is not allowed to use the EIR and which will require preparation
of a new Specific Plan and EIR before any development could be considered for approval.

Thus, as shown in Figure 2 on the next page, the project area has been modified to remove the
City Specific Plan Area from the proposed project planning area and to recognize the County
Entitlements Area as the only developable area per the approved County PUD and Settlement
Agreement.

Additionally, the terms of the Settlement Agreement require minor modifications to the PUD to
include conditions related to farm worker housing opportunities, water offset requirements,
restrictions of use within the agricultural buffer on APN 048-221-09, restrictions for secondary
access through APN 019-236-01, and restrictions on development that could encourage or
facilitate development within the City Specific Plan Area or that would necessitate or encourage

. the development of Wagner Avenue extension, The proposed amendments to the PUD also

include changes based on updated information evaluated as a part of the proposed project.
(Exhibit E)
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The proposal before your Commission is to construct a 26-unit, affordable, for-rent, housing
development (Pippen Lane) on County APN 048-211-25, which is located within the County
Entitlements Area. Concurrent with the subject proposal, the City of Watsonville is considering a
proposal to construct 20 units on the adjacent City APN 019-226-42. Although the proposed
development would be located over two parcels that are within two different jurisdictions, the
result would be one 46-unit housing development with 100% affordable, for-rent units. The City
of Watsonville is considering approval of a Planned Development to allow for the proposed
development within the city’s jurisdiction; therefore, county consideration of the design review
application is only applicable to the 26 units proposed on APN 048-211-25,

The proposed development would include three 1-bedroom units (798 sq. ft.), fifteen 2-bedroom
units (929 sq. ft.), eight 3-bedroom units (1237 sq. ft.), a 1,215 sq. ft. multi-purpose room with a
kitchen, a 294 sq. ft. computer room, storage facilities, and offices within a 39,754 square foot
building. The tallest portion of the structure is 36 feet and is located on the south wing of the
structure, which faces the existing PG&E substation on the south adjacent parcel.

The property owner is currently in the process of requesting LAFCO approval of extraterritorial
water and sewer service from the City of Watsonville. The LAFCO public hearing for this project

is set for May 7, 2014.

The density and use of the proposed project are permitted by-right; however, the proposal
requires Design Review approval by the Board of Supervisors, with a recommendation from your
Commission, to ensure compliance with the condltlons of approval of the modified PUD #5048

(Exhibit E).

Site Standards

The proposed building described above meets all site standards as required by the PUD, as

shown in the table below:
Required as per County PUD Proposed
#5048
North Property Line 3’ if developed in conjunction 3’
with adjacent City parcel
West Property Line 5’ from 32°-wide access Structure will be located >20°
roadway, located along the from edge of re-located access
existing vehicular easement. easement
East Property Line Qutside of 50° wetland buffer Qutside of 50° wetland buffer
South Property Line ‘ 10’ >100
Height (3 story structures) 37 36’ max.
Lot Coverage/Floor Area Do not Apply N/A
Ratio (FAR)
Open Space 50 sq. ft private/unit >50 sq.ft. /unit (balconies)

150 sq.ft. common/unit

11,513 sq. ft. common (over
city & county parcels)
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PUD Requirement # of Required
Parking Spaces
Spaces per Unit
Studio or one bedroom 1.5 4.5 (3 units)
Two bedroom 2 30 (15 units)
Three bedroom 2.5 20 (8 units)
Subtotal 55
Guest Parking 20% of total 11
required
TOTAL | : 66
Compact Spaces SCCC 13.10.553(e) | 30% max. allowable
(for 51-80 total
spaces required)
Accessible Spaces CA State Law 3 (for 51-75 total
Requirements spaces required)

The proposed project includes 85 parking spaces, 20 of which are compact, and 4 of which are
accessible. The proposal exceeds the required on-site parking per the PUD because some of the
required parking for the development on the City APN has been provided on the subject parcel.
The maximum percentage of compact spaces is based on the County requirement of 66 parking
spaces and the minimum percentage of accessible spaces is based on the total number of parking
spaces provided on-site per state law.

Wetland Area

The proposed structure does not encroach into the 50 foot wetland buffer with the exception of
two drainage dissipaters/outlets, The PUD approval included a Riparian Exception for the
encroachment, installation, and maintenance of drainage outlets and energy dissipaters into the
50 foot buffer area and it was determined that the wetlands are isolated and are therefore not
jurisdictional waters of the U.S. and are not regulated by the Corps under Section 404 of the
Clean Water Act. Therefore, the proposed project complies with the PUD conditions of approval

for wetland protection.

Site Planning

The proposed development consists of one building that includes one — three stories and that has
been designed to create an interior courtyard which faces the wetlands, The north wing extends
further towards the wetland buffer setback and has been designed to step down the slope to
minimize grading and to blend into the adjacent open space area. The common open space areas
and the windows and balconies on the units are directed towards the interior courtyard to
overlook the wetland rather than the parking lot, driveway and adjacent residences. This
orientation will minimize visual, noise, light, and glare impacts on neighboring residences.

The proposal includes a varied planting palette which is used to distinguish between larger 3 7
8
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communal open space areas and discrete courts which are provided throughout the development.
Pedestrian environments are distinguished by paths, lighting, and plantings. The trash enclosure
and backflow prevention devices have been appropriately buffered with tall, hedge-like plantings.
The development includes a large open space area with a playground and grass turf that is located
on the adjacent north adjacent parcel within the City of Watsonville jurisdiction.

The architectural design incorporates varied building heights by including a two-story portion at
the northwest corner of the building, peaks and gables at the roofline, and grading with the
natural topography. Buildings on the adjacent City parcel consist of two smaller duplex type units
along Atkinson Lane which provides a consistent streetscape, then transitions to larger buildings
towards the interior of the site,

Finally, the development does not and will not include utility connections, road access, or utility
and road stub-outs that are not a part of the County Entitlements and that would give credence to
any argument that development of the original City Specific Plan Area was envisioned by and
should be considered as part of the project authorized by the County Entitlements,

Architectural and Building Design Standards

Although the proposed architectural design of the building is consistent throughout the structure
on all elevations, the development includes one, two, and three story elements, balconies, roof
gables, and varied materials to create visual interest and provide articulation in the fagade. Colors
will be natural and muted but are also varied to enhance important building elements such as
balconies, windows, and rooflines.

Landscaping

The landscaping plan for the entire development includes several desirable elements including
community garden plots, a grove of fruit trees, large turf and grass areas for community
recreation, pedestrian paths, and a playground. Larger trees and vines have been incorporated into
perimeter landscaping to buffer views from adjacent residences and to buffer the view of the
PG&E substation. Additionally, the parking and driveway areas have been generously landscaped
with trees and shrubs of varying sizes to provide shade, reduce glare, and provide visual interest.

2014 Memorandum of Understanding

On June 12, 2007, the Board of Supervisors authorized the County Administrator to sign a
Memorandum of Agreement (MOU) between the City of Watsonville and the County of Santa
Cruz which established an agreement of coordination in the development of County APN 048-
211-25 and City APN 019-226-42. Because the City no longer plans to annex the portion of the
planning area located within the County jurisdiction, a second Memorandum of Understanding
has been drafted in coordination with the City, to identify and clarify the roles of the City and
County with respect to the building permit processing procedures, the distribution of
development impact fees, and the services provided to the site (Exhibit F).

Environmental Review

9
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The Environmental Impact Report (EIR) that was certified on June 9, 2009 with the adoption of
the PUD was based on an analysis of the original Planning Area, which included both the County
Entitlements Area and the City Specific Plan Area. Per the Settlement Agreement, the City
Specific Plan Area has been removed from the Planning Area. Additionally, updated site
information has been submitted with the proposed project. Therefore, an Addendum to the EIR
has been prepared to address the revised project description and to incorporate updated
information regarding the modified project (Exhibit B).

California Environmental Quality Act (CEQA) Guideline §15164 states that the lead agency or a
responsible agency shall prepare an addendum to a previously certified EIR if some changes or
additions are necessary but none of the conditions described in §15164 calling for the preparation
of a subsequent EIR have occurred. Specific discussion regarding the applicability of an
Addendum to the certified EIR is included in Section 1.5 of the Addendum (Exhibit B).

This Addendum will be used along with the EIR to provide the CEQA compliance
documentation for the Modification of the Approvals pursuant to the Settlement Agreement for
the projects located within the County Entitlements Area.

Conclusion

A Planned Unit Development was approved by the County Board of Supervisors on June 9, 2009
as Ordinance #5048. The approved PUD allows for the density (20 units per acre) and use of the
subject parcel (residential high-density) by-right and only requires design review of the
development from the Board of Supervisors to ensure compliance with the conditions of
approval of the PUD, as modified to incorporate the terms of the Settlement Agreement, and
updated project information and mitigation measures of the EIR Addendum.

As proposed and conditioned, the project is consistent with the conditions of approval of Planned
Unit Development (PUD) ordinance #5048.

Steaff Recommendation

o Adopt the attached Resolution (Exhibit A), providing a recommendation to the Board of
Supervisors to CONSIDER the 2009 EIR and 2014 EIR Addendum, APPROVE
Application No. 131265, ADOPT the Amendment to Ordinance #5048, and ADOPT the
amended Mitigation Monitoring and Reporting Program, based upon findings and with
conditions of approval.

Supplementary reports and information referred to in this report are on file and available
for viewing at the Santa Cruz County Planning Department, and are hereby made a part of
the administrative record for the proposed project.

The County Code and General Plan, as well as hearing agendas and additional information
are available online at: www.co.santa-cruz.ca.us

10
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BEFORE THE PLANNING COMMISSION
OF THE COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA
0749
RESOLUTIONNO.

On the motion of Commissioner
duly seconded by Commissioner
the following Resolution is adopted:

PLANNING COMMISSION RESOLUTION
SENDING RECOMMENDATION TO THE BOARD OF SUPERVISORS

WHEREAS, in October 2006, the County Board of Supervisors approved a new Housing
Element for the County which included a key policy that required the rezoning of a minimum of

30 acres for higher density housing; and

WHEREAS, in November 2006, the Atkinson Planning Area consisting of County Assessor’s
Parcel Numbers (APNs) 048-211-25 and 048-221-09 was selected by the County Board of
Supervisors as a candidate site for the rezoning program; and

WHEREAS, in 2002, the residents of the City of Watsonville approved voter initiative
Meausre U, the “Watsonville Urban Limit Line and Development Timing Initiative” which
defined a new Urban Limit Line (ULL) area and allowed for the planning and development of
future growth areas, including the Atkinson Planning Area; and

WHEREAS, on June 12, 2007, the City and County entered into an Memorandum of
Understanding to jointly oversee the planning and environmental review process for a group of
properties primarily located in the unincorporated area of the County, but also in the Future

Growth Area B under the City’s Measure U; and

WHEREAS, as a result of that effort, a Planned Unit Development (PUD) was prepared to
plan for future development to occur by-right on County APN’s 048-211-25 and 048-211-09, and
a City Specific Plan was developed to plan for future development on City APN’s 019-226-42,
019-226-43, 019-226-44, 019-236-01 and County APN’s 048-231-01, 048-231-17, 048-231-18,

and 048-251-09; and

WHEREAS, in accordance with Section 15063 of the CEQA Guidelines, the County of Santa
Cruz determined that an Environmental Impact Report (EIR) would be necessary for the
proposed project; and

WHEREAS, in accordance with Section 15082(a) of the CEQA Guidelines, a Notice of
Preparation (NOP) was circulated for a 30-day public review and comment period commencing
on August 1, 2008 and concerns raised in response to the NOP were considered during
preparation of the Draft EIR; and

WHEREAS, a Draft EIR was completed and the County filed a Notice of Completion INOC)
with the State Office of Planning and Research in accordance with Section 15085 of the CEQA

EXHIBIT A8 ¢
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Guidelines to begin a 45-day review and comment period commencing on August 9, 2009; and

WHEREAS, concurrent with the NOC, the County provided a public notice of the availabilityo 750
of the Draft EIR for public review in accordance with Section 15087(a) of the CEQA Guidelines
and invited comments from the general public, Responsible Agencies, organizations, and other
interested parties; and

WHEREAS, in accordance with Section 15088 of the CEQA Guidelines, the County
evaluated comments on environmental issues received during the noticed comment period from
persons who reviewed the Draft EIR and prepared written responses; and

WHEREAS, the Final Environmental Impact Report (EIR) consisting of the Draft EIR and
responses to comments and errata was prepared pursuant to the California Environmental Quality
Act (CEQA: Public Resources Code §21000 et seq.) to analyze the environmental impacts of the
project consisting of the development of 450 units under the PUD and City Specific Plan; and

WHEREAS, on June 9, 2009 the Final EIR was certified by the County, in conjunction with
County approval of a General Plan Amendment, Rezoning, Planned Unit Development, and
Riparian Exception for County parcels 048-211-25 and 048-211-09 (Ordinance #5047 and
#5048). While a draft Specific Plan had been prepared for the City’s consideration, it was not
acted upon by the City; and

WHEREAS, on July 8, 2009, the Farm Bureau filed a petition for a Writ of Mandate against
the County, City and others with regard to certification of the EIR. As a result of this litigation, a
Settlement Agreement was reached in 2011 between the Farm Bureau, the County, and the City;
and both the City and County agreed that the EIR would not be used in connection with any
action or proposal to develop or annex any, all or portions of the Specific Plan Area not included
within the County Entitlements, and the City agreed that nothing in the County Approvals
includes approval of the Specific Plan, or the EIR covering the Specific Plan area; and

WHEREAS, the Settlement Agreement does allow the City to rely upon the EIR and to approve
development involving two parcels currently located within the City, as they are intended to be
incorporated into project(s) authorized by the County Entitlements (Ordinance #5047 and #5048);
and

WHEREAS, the Settlement Agreement defines the County Entitlements Area to include the
following APNs:

COUNTY ENTITLEMENTS AREA
(within existing City of Watsonville Sphere of Influence)

019-226-42 52 Atkinson Lane ~ MidPen Housing parcel within City of Watsonville
019-236-01 78 AtkinsonLane  Lamb parcel within City

048-211-25 56 Atkinson Lane =~ MidPen Housing parcel within County

048-221-09  no site address Lamb parcel within County

; and

WHEREAS, the Settlement Agreement requires “Modification to the Approvals” to consist of
modifications to the approved PUD and the certified EIR; and
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WHEREAS, the County, acting as the Lead Agency, concluded that the proposed project would
not result in any new impacts not previously disclosed in the Final EIR for the Atkinson Lane
Specific Plan and PUD Project and would not result in a substantial increase in the magnitude of any
significant environmental impacts preciously identified in the EIR. In addition, the County concluded
that there are no new or newly feasible mitigation measures or alternatives that would substantially
reduce significant effects of the project but which the project proponents decline to adopt. For these
reasons, an Addendum to the Final Environment Impact Report for the Atkinson Lane Specific Plan
and PUD project has been prepared for the proposed project in accordance with CEQA Guideline
Sections 15164 and 15162, to include modifications to the project area and to the original project
phasing described by the EIR to limit the planning area to the “County Entitlements Area” as per the
terms of the Settlement Agreement; and .

WHEREAS, MidPen Housing (MidPen) has, with the benefit of a loan from the County’s
Redevelopment Agency, acquired APN 048-211-25 within the County’s jurisdiction, and has
purchased with its own funds APN 019-226-42 within the City’s jurisdiction. Together, these two
adjoining properties create a stand-alone developable project site within the County Entitlements
Area that is allowed under the Settlement Agreement to be considered for approval. An application
for Design Review of the MidPen housing project was received by the County on September 26,

2013; and

WHEREAS, MidPen has designed a cohesive 46-unit project consisting of 26 units on APN 048-
211-25 located in the County and 20 units on APN 019-226-42 located in the City, and has submitted
applications for Design Review from the County and for a discretionary Planned Development (PD)
entitlement from the City as concurrent actions; and ~

WHEREAS, because the 46-unit MidPen affordable housing project straddles the City and County
boundary, a Memorandum of Understanding was prepared to address how building plan checks and
inspections will occur and to designate the distribution of development impact fees and municipal
services mitigation payments, and to designate the jurisdiction responsible for services to the 46-unit

MidPen development project; and

WHEREAS, the Planning Commission held a public hearing on Application No. 131265 on April
23, 2014 involving property located on the south side of Atkinson Lane, about 1,000 feet east of the

intersection with Freedom Boulevard in Watsonville, and the Planning Commission has considered.

the proposed development, all testimony and evidence received at the public hearing, and the
attached staff report; and

WHEREAS, the Planning Commission finds, on the basis of the whole record before it, that there
is no substantial evidence that the project will have a significant effect on the environment, and that
the Certified EIR and 2014 Addendum to the EIR reflect the independent judgment and analysis of
the County of Santa Cruz; and

WHEREAS, the material which constitutes the record of proceedings upon which the Planning
Commission’s decision is based shall be located in the offices of the Planning Department located at

701 Ocean Street, Santa Cruz, California.

NOW, THEREFORE, BE IT RESOLVED, the Planning Commission of the County of Santa

16LO
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1. Consideration of the 2009 EIR and 2014 EIR Addendum, and find that on the
basis of the whole record before it, that there is no substantial evidence that the
project will have a significant effect on the environment, and that the Certified
EIR and 2014 Addendum to the EIR reflect the independent judgment and
analysis of the County of Santa Cruz.

2. Adoption of the Amendment to Ordinance #5048,

Approval of Application No. 131265, based on the Findings of compliance with

the Planned Unit Development #5048 and the project Conditions of Approval,

attached hereto as Exhibits A and B.

4, Adoption of the Amended Mitigation Monitoring and Reporting Program.

0752
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PASSED AND ADOPTED by the Planning Commission of the County of Santa Cruz, State
of California, this 23rd day of April, 2014, by the following vote:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS
ABSTAIN: COMMISSIONERS

Renee Shepherd, Chairperson

ATTEST:

Ken Hart, Secretary

C/OU/N‘FY COUNSEL
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EXHIBIT A:
Findings for Compliance with PUD #5048

1. All applicable requirements of the approved Planned Unit Development (PUD)
Ordinance #5048 have been met.

This finding can be made in that the project is consistent with all applicable requirements of the
approved Planned Unit Development and all applicable General Site Standards (Section I) have
been met related to circulation and parking, requirements for structures, site standards, wetland
area buffers, storm water management, open space, site planning, architectural and building
design standards, materials and colors, landscaping standards, and lighting. The project is not
phased and proposes to share some of the requirements with the adjacent development on the
City of Watsonville APN 019-226-42 which is appropriate in that the two project proposals are
being processed concurrently and the projects will result in one unified housing development.
Conditions of approval have been included to require design details required by the PUD at the
building permit stage of the permitting process. Conditions of approval are included to require
that building permit plans show any additional required compliance with the PUD requirements
including site lighting restrictions and the establishment of a re-aligned vehicular access
easement granted to APN 048-211-24 (PG&E parcel).

2. All applicable requirements of the Site, Architectural and Landscape Design Review
(Chapter 13.11) unless modified by the PUD, have been met (SCCC Section 13.11.052).

This finding can be made in that the project is consistent with all applicable requirements of
Chapter 13.11 of the Santa Cruz County Code that were not modified by the PUD. Specifically:
natural site amenities have been preserved and incorporated into the site design; the development
is being coordinated with the residential project on the north adjacent City parcel, with smaller
structures at the parcel frontage and the larger, three story structure at the interior to provide a
transition between the existing single family neighborhood and the new housing development;
conditions of approval will ensure full compliance with the regulations for recycling collection
facilities; no signage will be placed on the subject parcel; noise has been addressed with the
incorporation of buffering landscaping along the property lines adjacent to residential uses and
with the locations of the community open space areas opposite existing residential areas and
shielded by the housing structure; pedestrian pathways have been provided from street and
parking areas to the central use areas of the development; a bus stop is located about 1,000 feet
southwest of the parcel at the corner of Freedom Blvd. and Clifford; and the proposed parking
area is screened from adjacent residential properties and from the public street view with
landscaping and buildings. Other requirements included in Chapter 13.11 are not applicable or
are included as requirements of the PUD.

3. All requirements and standards of the Zoning Regulations (Title 13, Chpater 13.10) and
Environmental and Resource Protection Regulations (Title 16), unless modified by the
PUD, have been met.

This finding can be made in that the regulations required by Title 13 and Title 16 have been
incorporated into the mitigation measures of the certified EIR and Addendum and the conditions
of approval of the PUD, including but not limited to site development standards, wetland and
riparian corridor protection, archaeological and geotechnical review, protection of commercial

SRR S TE S q 7
5 AT g



Application #: 131265
APN: 048-211-25 0754
Owner: Mid-Penninsula The Farm Inc.

agricultural lands, and traffic and stormwater impacts. The City of Watsonville Water Deparment
operates in compliance with the state model for water efficient landscaping; therefore, the County
requirements are not applicable. Additionally, a geotechnical report review was reviewed and
accepted by County Environmental Planning Staff and conditions of approval require
development to comply with all recommendations of the accepted report. Preliminary grading
review of the plans has been approved for feasibility and will be further reviewed under a grading

permit application.
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EXHIBIT B:
Conditions of Approval

Exhibit C: Project Plans, 46 sheets, prepared by Dahlin Group, dated 4/14/14,

This permit authorizes the design of a 26-unit, affordable, for-rent, residential development
within a 3 story, 39,754 square foot building. This approval applies only to the proposed
development to be constructed simultaneously with City APN 019-226-42. The approved
development is not intended to be a stand-alone project. This approval does not confer legal
status on any existing structure(s) or existing use(s) on the subject property that are not
specifically authorized by this permit. Prior to exercising any rights granted by this permit
including, without limitation, any construction or site disturbance, the applicant/owner shall:

A. Sign, date, and retumn to the Planning Department cne copy of the approval to
indicate acceptance and agreement with the conditions thereof.

B. Obtain Building Permits from the Santa Cruz County Building Official.

1. Any outstanding balance due to the Planning Department must be paid
prior to making a Building Permit application. Applications for Building
Permits will not be accepted or processed while there is an outstanding
balance due.

C. Obtain a Demolition Permit from the Santa Cruz County Building Official.

1. Each structure shall be inspected by a qualified environmental specialist
for the presence of asbestos containing materials (ACMs) and lead based
paints (LBPs). If ACMs and LBPs are found during the investigations, a
remediation program shall be developed to ensure that these materials are
removed and disposed of by a licensed contractor in accordance with all
federal, state and local laws and regulations. Any stained soils or surfaces
underneath the removed materials shall be sampled. Subsequent testing
shall indicate the appropriate level of remediation necessary and a work
plan shall be prepared in order to remediate the soil in accordance with all
applicable federal, state, and local regulations prior to issuance of a
grading permit (MM 3.7-3a and MM 3.7-3b)

D. Obtain a Grading Permit from the Santa Cruz County Building Official.

1. Prior to issuance of a grading permit, the project applicants shall retain a
qualified hazardous materials professional to conduct a Phase II Soil
Investigation in order to adequately test the surface soil and subsurface
soil for pesticide residues in accordance with the Department of Toxic
Substances and Control (DTSC) and CalEPA Guidance Manual Interim
Guidance for Sampling Agricultural Fields for School Sites, Second
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Revision (DTSC and CalEPA 2004) to provide a uniform approach for
evaluating former agricultural properties where pesticides have been
applied. The soil sampling and testing program shall be subject to review
and approval by the City of Watsonville and County of Santa Cruz. Soil
sampling and testing shall include, but not be limited to the following in
accordance with the DTSC and CalEPA guidance documents: sampling
the freshwater marsh in the western portion of the planning area adjacent
to the former agricultural areas of the planning area; sampling each area of
a parcel which historically produced different agricultural crops; sampling
of one surface soil sample from zero to six inches and one sub-surface
sample from two to three feet with the minimum number of samples based
on the size of the parcel; and analytical testing for these samples for
pesticide residues including, but not limited to, DDT and its derivatives
DDD and DDE, toxaphene, dieldrin, and aldrin.

In the event that subsequent testing indicates the presence of pesticide
residues beyond acceptable thresholds, the potential health risks shall be
evaluated and a work plan prepared in order to remediate the soil in
accordance with all applicable federal, state, and local regulations. All
subsequent testing and remediation activities are subject to review and
approval by the County of Santa Cruz Environmental Health Department
and the City of Watsonville prior to issuance of a grading permit. (MM
3.7-9)

II. Prior to issuance of a Building Permit the applicant/owner shall:

A. Submit final architectural plans for review and approval by the Planning
Department. The final plans shall be in substantial compliance with the plans
marked Exhibit "C" on file with the Planning Department. Any changes from the
approved Exhibit "C" for this development permit on the plans submitted for the
Building Permit must be clearly called out and labeled by standard architectural
methods to indicate such changes. Any changes that are not properly called out
and labeled will not be authorized by any Building Permit that is issued for the
proposed development. The final plans shall include the following additional

information:

1. One elevation shall indicate materials and colors as they were approved by
this Design Review.

2. Plans shall show the final location of a recorded access easement granted
to APN’s 048-211-24 (PG&E parcel) and 019-226-42 (MidPen housing,
city parcel),

3. Plans shall show compliance with all the lighting requirements in the

approved PUD and in Chapter 13.11 of the County Code.
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10.

Plans shall show the installation of permanent signage to be placed at the
perimeter of the wetland buffer area that clearly states that people and
their pets should not enter the wetland area or associated buffer due to the
presence of sensitive habitat. (MM 3.4-3))

All utilities shall be constructed underground.

Plans shall show that all existing mature trees are retained to the extent
possible. Removed trees shall be replaced with in-kind species and
vegetation structure within the planning area, Tree replacement shall be
indicated on landscape plans subject to review and approval by the County
of Santa Cruz Planning Department. (MM 3.4-4a)

. Plans shall include details showing compliance with the Section

13.11.072(E) of the Santa Cruz County Code with regards to Recycling
Collection Facilities.

Plans shall reference the accepted geotechnical report and include a
statement that the project shall conform to the report’s recommendations.

Plans shall show the specific locations of all septic tanks located on APN
048-211-25 and shall indicate that the septic tanks will be removed and
properly disposed of at an approved landfill facility. (MM 3.7-6)

Grading, drainage, and erosion control plans.

a. A final drainage plan shall be submitted with an analysis
demonstrating maintenance of the predevelopment 2-year, 2-hour
release rate and storage as well as the S-year predevelopment
release rate while providing storage volume for the post
development 25-year storm consistent with the County of Santa
Cruz performance standards or equivalent methods, and retaining
the existing functions of storage, filtration, infiltration and
evaporation of stormwater. The final drainage control plans shall
include: detailed hydrologic modeling, existing facilities, soil and
topographic data; erosion control and best management practices;
descriptions of proposed flood control facilities; Low Impact
Development (LID) techniques; compliance with waste discharge
requirements; phasing and implementation; identification of the
entity that is responsible for facility design and construction; Clean
Water Program compliance; and facility maintenance to ensure
long-term vegetation maintenance and access. All drainage
improvements shall be subject to review and approval by the
County of Santa Cruz Public Works Director and the City of
Watsonville Public Works Director. County Public Works staff
shall confirm that the onsite stormwater detention facilities have
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been constructed in accordance with approved plans.

In order to comply with the National Pollution Discharge
Elimination System (NPDES), requirements for construction of
site storm water discharges, project applicants shall prepare and
implement a Stormwater Pollution Prevention Plan (SWPPP) if
construction exceeds one acre or more within the planning area.
The SWPPP shall specify how the discharger will protect water
quality during construction activities subject to review and
approval by the County of Santa Cruz Planning Department or the
City of Watsonville Community Development Department. These
measures shall include but are not limited to the following:

s design and construction of cut and fill slopes in a manner
that will minimize erosion;
protection of exposed slope areas;
control of surface water flows over exposed soils;
use of wetting or sealing agents or sedimentation ponds;
limiting soil excavation in high winds;
construction of berms and runoff diversion ditches; and
use of sediment traps, such as weed-free straw bales and/or
straw waddles.
In addition, project applicants shall implement the following
measures during construction activities within the planning area;

o Stabilize and revegetate all areas of disturbed soil with
appropriate native species. Monitor revegetation success
and take remedial measures as necessary;

»  When hay or straw is used in erosion control, ensure that it
is weed free;

o If possible, conduct work during low- or no-flow periods.
Consult weather forecasts from the National Weather
Service at least 72 hours prior to performing work that may
result in sediment runoff} and

¢ Inspect and clean all equipment of soil containing noxious
or invasive weeds or fungus before arriving on site. If any
imported fill material is necessary to bring to the site,
present evidence certifying the material is void of any
noxious or invasive species or pollutants. (MM3.8-2)

Please note: The property owner is responsible for obtaining any
and all necessary temporary and/or long term easements/access
agreements, etc., o complete drainage improvements off-site and
to address impacts to the drainage course between the site and the
City maintained storm drain system in Brewington Avenue.

11.  The building plans must include a roof plan and a surveyed contour map
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of the ground surface, superimposed and extended to allow height
measurement of all features. Spot elevations shall be provided at points
on the structure that have the greatest difference between ground surface
and the highest portion of the structure above. This requirement is in
addition to the standard requirement of detailed elevations and cross-
sections and the topography of the project site which clearly depict the
total height of the proposed structure. Maximum height is 37 feet.

12, Details showing compliance with all requirements of Cal Fire/Pajaro
Valley Fire District.

13. Meet all accessibility requirements of the most current California Building
Code.

14.  Plans shall show that all fireplaces proposed for future residential
development within the planning area shall be gas-fired and meet U.S.
Environmental Protection Agency (EPA) certification requirements. The
use of wood-burning fireplaces or wood burning stoves shall be prohibited
in perpetuity on all residential properties included within the modified
project and shall be recorded on the title of all parcels and run with the

land. (MM 3.3-3)

15.  The applicant shall consider implementation of MBUAPCD-
recommended mitigation. Plans shall identify and incorporate emission
reduction measures and staff may recommend additional measures as
practical and feasible including the following:

* Incorporate energy-efficient appliances into residential uses.

e  Orient buildings to minimize heating and cooling needs;

e  Provide shade trees to reduce cooling needs;

e Include energy-efficient lighting systems;

e Include solar water heaters or centralized water heating systems; and

o Increase insulation beyond Title 24 requirements to minimize heating
and cooling needs. (MM 3.3-3)

B. The existing access easement to APN 048-211-24 (PG&E parcel) shall be
modified and recorded to allow for continued access over the subject parcel.

C. All units shall be connected for water service to the City of Watsonville Water
Department. All requirements of that water department including the payment of
connection charges shall be met prior to the issuance of any building permit.
Engineered improvement plans for all water line extensions required by City of
Watsonville Water Department shall be submitted for the review and approval of
the water agency.
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1. Proof of LAFCO approval of the Extraterritorial Water Service by the
Watsonville Water Department will be required prior to issuance of the
Building Permit.

D. A water management plan is required to allow for the installation of a master
water meter with separate sub meters for each unit. The water management plan
shall be submitted to the City of Watsonville Water Department for review and
approval. The plan shall including the following details:

1. A plan for monitoring tenants’ domestic water consumption in terms of
targeted per-capita consumption rates; and

2. A plan for informing and educating tenants regarding the targeted per
capita water consumption rates and ways to reduce consumption to meet
the rates.

The property owner shall report the performance of the project, with regards to
meeting the per capita water consumption rates, to the City of Watsonville Water
Department every three months.

E. Submit four copies of the approved Discretionary Permit with the Conditions of
Approval attached. The Conditions of Approval shall be recorded prior to
submittal, if applicable.

F. Meet all requirements of the County Department of Public Works, Stormwater
Management.

G. Meset all requirements and pay any applicable plan check fee of the Cal
Fire/Pajaro Valley Fire Protection District.

H. Submit 2 copies of the complete soils report and addendums prepared and
stamped by a licensed Geotechnical Engineer.

L Submit an owner-agent approval form with the building permit application to
allow construction to take place on the adjacent parcel owned by Pacific Gas and
Electric Company, The form shall be signed by an authorized representative of
PG&E.

J. Pay all impact fees and the municipal services mitigation payment as required by
the 2014 Memorandum of Understanding between the City of Watsonville and the
County of Santa Cruz.

K. Submit a written statement signed by an authorized representative of the school
district in which the project is located confirming payment in full of all applicable
developer fees and other requirements lawfully imposed by the school district.
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L. Submit a copy of a State approved stormwater pollution control plan prepared in
compliance with State Water Resources Control Board Construction General
Permit regulations and the corresponding WDID number.

M. Consistent with Policy 5.13.31 (Agricultural Notification Recordation for Land
Divisions) in the Santa Cruz County General Plan, project applicants within the
planning area shall file a Right-to-Farm Notification Statement to run with the
Title as disclosure and notice in deeds at the time of transfer or sale of the
property. The statement shall inform any future property owners of the
continuation of agricultural activities, including agricultural processing, in the
area and shall disclose the potential effects of agricultural activities on adjacent
land uses to future residents. (MM 3.2-2¢.)

N. The owner shall record a Declaration of Restriction that prohibits the use of
wood-buming fireplaces or wood burning stoves in perpetuity on the residential
property and shall submit proof of recordation to the Planning Department. (MM

3.3-3)

0. File an overflight easement with the City of Watsonville to run with the title of
the property as disclosure and notice in deeds at the time of transfer or sale of the
property. The disclosure shall inform future property owners that their property is
located in an airport approach zone and that the City of Watsonville has the right
to regulate or prohibit light emissions, either direct or indirect which may
interfere with pilot vision; regulate or prohibit release into the air any substances
that would impair the visibility or otherwise interfere with the operation of aircraft
including steam, dust, and smoke; and regulate or prohibit electrical emissions.
which would interfere with aircraft communication systems or navigational
equipment. The easement shall run with the land until such time the Watsonville
Municipal Airport is no longer in use.(MM 3.7-10)

P. A Habitat Enhancement Plan for the western pond turtle shall be prepared by a
qualified wetland ecologist, hydrologist and landscape architect and shall be
submitted to the Planning Department for review and approval. The plan shall
include the following improvements to the wetland: (MM 3.4-3a & 3.4-3k)

1. Removal of non-native vegetation;

2. Development of a wetland and upland planting plan to benefit wetland
functions and values;

3. Revegetation of the wetland buffer with native riparian and upland
species;

4, Development of a monitoring program to be conducted for a period of

three years or until success criteria have been met, vegetation is
established, and exotic species are controlled ; and
5. Development of success criteria for habitat enhancement,

Q. Submit proof to the County that a Municipal Services Mitigation Payment has
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been paid to the City of Watsonville pursuant to an agreement between the City
and MidPen. (MM 3.12-1)

Submit evidence that all construction personnel have attended a “Species
Sensitivity Training” program that shall provide instruction on western pond turtle
identification, status and detailed protocol of the actions that should be taken in
the event that a western pond turtle is encountered onsite during construction
activities. This program shall be designed to educate construction personnel
about the mitigation measures required for the execution of the project. All
construction personnel shall attend the sensitivity training, (MM 3.4-3f)

After building permit plans are prepared that are acceptable to all reviewing
agencies, a signed and stamped Soils (Geotechnical) Engineer Plan Review Form
shall be submitted to Environmental Planning. Please note that the plan review
Jform must reference the final plan set by last revision date. Any updates to the
report recommendations necessary to address conflicts between the report and the
plans must be provided via a separate addendum to the soils report. The author of
the report shall sign and stamp the completed form. An electronic copy of the
form may be found on our website at www.sccoplanning.com.

The project applicants shall hire a qualified hazardous materials consultant with
Phase I and/or Phase I1 experience to review files for the off-site property located
at 1488 Freedom Boulevard prior to construction activities during all phases of
the modified project. Should files indicate that the property located at 1488
Freedom Boulevard may have impacted the planning area, Phase II testing shall
occur to confirm or deny the presence of contaminated groundwater prior to
construction activities. If unanticipated contaminated groundwater is found
during construction activities, the project applicants shall ensure that proper
safety/handling procedures are followed involving contaminated groundwater
within the planning area during phase 1a and 1b/Remainder of the modified
project subject to review and approval by the City of Watsonville and County of
Santa Cruz. (MM3.7-8a)

Submit a copy of the construction contract(s) which include the following noise
control measures:

1. Limit construction that involves motorized equipment to Monday through
Friday from 7:30 am to 4:30 pm to avoid the times of day and the days of
the week when noise effects would cause the greatest annoyance to
residents and to those using the area for recreation;

2. Allow exceptions to the specified construction hours only for construction
emergencies and when approved by the County of Santa Cruz Planning
Department. (MM 3.10-1a)

The applicant shall coordinate with the City of Watsonville to determine if the
applicant shall design, fund and implement the southbound left-tum pocket from
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or if this requirement shall be satisfied through a payment of that amount directly
to the City of Watsonville. The existing storage length is 150 feet and the
SimTraffic analysis indicated a 95% queue of 175 feet. The estimated cost of this
improvement is $16,300 and shall be funded by the first applicant for
development on APN 048-221-09 (Lamb). (MM3.13-11a)

W.  Inorder to mitigate traffic impacts of the project, the applicant shall pay all
required Traffic Impact fees to the City of Watsonville for 20 units and
Transportation and Roadside Improvement Fees to the County of Santa Cruz for

26 units;

1.  All construction shall be performed according to the approved plans for the Building
Permit. Prior to and during construction activities, the following conditions shall be met:

A. Prior to any site disturbance, all development impact fees shall be paid pursuant to
a Memorandum of Understanding between the County of Santa Cruz and the City
of Watsonville.

B. Prior to any site disturbance, a sign shall be posted on site that is clearly visible to

adjacent land uses and that provides the phone number for the public to call to
register complaints about construction-related noise problems. A single
disturbance coordinator shall be assigned to log in and respond to all calls. All
verified problems shall be resolved within 24 hours of registering the complaints,

(MM 3.10-1a)

C. The planning area provides potential wintering habitat for the ferruginous hawk (a
‘Bird of Conservation Concern’), nesting and wintering habitat for the white
tailed kite (a ‘Fully Protected Species’), and nesting habitat for the yellow warbler
(a CDFW *Species of Special Concern’), as well as other common raptor and bird
species; therefore, construction activities and the clearing of vegetation shall
occur outside of the breeding season (February through August).

1. If the project applicant cannot avoid construction activities during the
breeding season a qualified wildlife biologist shall conduct avian nest
surveys prior to construction activities that may disturb nests (e.g.
vegetation clearing, tree removal, grading, large equipment operation, or
demolition) within the Atkinson planning area. These surveys shall
include special-status birds, and all birds (and their nests) protected under
the MBTA, and shall encompass the planning area and a 200-foot-wide
buffer, to examine nearby tree stands and structures. If an active nest is
found, it will be necessary to consult with the appropriate resource
agencies (CDFW, USFWS) to determine appropriate construction buffers
or other avoidance measures. If nesting or wintering special-status birds
are not found, no further action would be necessary. (MM3.4-4b)
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If the project applicant cannot avoid construction activities during the
breeding season (February through August) and cannot clear vegetation
prior to the breeding season, a qualified biologist shall conduct a specific
yellow warbler nest survey in the riparian and scrub habitats of the
Atkinson planning area during phases 1a and 1b/Remainder of the
modified project during this period. If active nests are found within the
planning area, a minimum 250-foot construction buffer shall be
established during the peak of the warblers breeding season (April through
July), or until the young have fledged. A qualified biologist shall monitor
the activity of any warbler nests to determine when construction activities
may re-commence within the established buffer area. (MM3.4-4c)

D. Prior to initiation of project activities including, but not limited to, vegetation,
snag, and tree removal and demolition of structures on Assessor Parcel Numbers:,
019-226-042, 048-211-25, 048-221-09, or loud construction-related noise within
the work area, the County of Santa Cruz Planning Department and the City of
Watsonville Community Development Department shall require that project
applicants within the planning area implement the following measures:

1.

Conduct a pre-construction survey for bats over a minimum of four visits
at least 15 days prior to the beginning of tree/vegetation removal, building
demolition and other project activities, to determine if the area is being
actively utilized by bats for spring/summer maternity colonies (April to
September). Surveys shall also include determining if any trees or
buildings marked for removal have characteristics that make them suitable
bat roosting habitat (e.g., hollows, broken limbs, crevices, etc.). For any
trees/snags that could provide roosting space for bats, thoroughly evaluate
the frees/snags to determine if a colony is present prior to trimming or
cutting. Visual inspection, trapping, and acoustic surveys may be utilized
as initial techniques. Special permits from CDFW are required if trapping
is conducted. Removal of any native riparian tree shall be preceded by a
thorough visual inspection of foliage to reduce the risk of displacing or
harming foliage roosting bats. If no roosting bats are observed, no further
mitigation would be required.

If a tree or structure is determined not to be an active roost site, it may be
immediately trimmed or removed. If the tree or structure is not trimmed or
removed within four days of the survey, repeat night survey efforts.
Removal of occupied trees/snags or structures shall be mitigated for by the
creation of a snag or other artificial roost structure within suitable habitat
located in the planning area. With the input from a professional bat
specialist and coordination with CDFW, design alternative roost
structure(s) that provide suitable habitat for evicted or displaced bats.
Depending on the species, artificial roost structures may not be
appropriate. Coordinate with CDFW for acceptable mitigation
alternatives.
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4, Protect maternity colonies that have pre-volant young (not yet able to fly).
If active bat roosts are observed during the maternity roosting season,
avoid disturbing the roost until after all juvenile bats are able to fly from
the roost. The project biologist must confirm there are no pre-volant young
present before a colony is displaced. It is assumed that after September 1
colonies have no pre-volant young.

5. Coordinate with CDFW and a biologist that is permitted to handle special-
status bats to develop appropriate exclusion methods if necessary. Project
activities involving potential disturbances to roosting bats shall correspond
with the time frame stated in the California Fish and Game Commission
regulations. The CFGC stipulates bats may be excluded from occupied
roosts in two time periods; between September 1 and October 15 and
between February 15 and April 15 (CFGC 2006). If bats are found
roosting within these time frames, it may be necessary to passively
exclude them from trees or structures scheduled for removal. If necessary,
prior to initiating project activities, passive exclusion methods shall be
installed for a minimum of two weeks and monitored by a qualified
biologist within the appropriate time frames above. At a minimum,
monitoring efforts shall include conducting acoustic and evening
emergence surveys. (MM 3.4-5)

E. A minimum of 48 hours prior to initiation of project activities, project applicants
shall have a USFWS-approved biologist conduct Califomnia red-legged frog
(CRLF) preconstruction surveys. Pre-construction surveys shall consist of two
days and two nights, spaced a week apart, with notification to the USFWS. (MM

3.4-2b)

F. Before and during clearing of vegetation, or initial ground disturbing activities, a
qualified biologist shall conduct a preconstruction survey for the WPT (MM 3.4-

3i)

G. If western pond turtles (WPT) are observed on the project site prior to or during
construction activities, the turtles shall be captured, held, and cared for in
coordination with the CDFW and shall be included in the Habitat Enhancement
Plan (condition of approval I1.0). All captured pond turtles shall be tagged and
fully documented at the time of capture (e.g., number, sex, age, carapace length,
weight, overall condition, etc.). All non-native turtles that are captured shall also
be documented and not returned to the wild. (MM 3.4-3e)

H. During preconstruction surveys (condition of approval I1II.A), all captured western
pond turtles shall be permanently relocated under the direction of the qualified
herpetologist in consultation with CDFW, (MM 3.4-3a)

L Prior to construction, western pond turtle exclusionary fencing shall be

established around the perimeter of the 50-foot wetland buffer area around the
freshwater marsh and seasonal wetland to prevent any potentially uncaptured
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western pond turtles from entering construction areas. The fencing shall be
marked by highly visible signage indicating that human activity is prohibited
within these areas. A qualified biologist shall be present during placement of the
exclusionary fencing to ensure that no pond turtles are impacted. The
establishment of pond turtle exclusion fencing shall only occur between the
months of September and March outside of the breeding season. (MM3.4-3d and
3.4-3g)

To avoid harming WPT that may have evaded trapping, project applicants shall
implement the following measures during construction:

1. Where trenching occurs, provide an escape ramp at each end of the open
trench to avoid entrapment. The ramp may be constructed of dirt fill,
wood planking, or other suitable material that is placed at an angle of 30
degrees or less. Backfill open segments of trench as soon as possible to
avoid entrapment.

2. At the beginning of each day, check under all parked equipment for WPT
before use. If any WTP are observed under equipment or within the work
area, do not disturb or handle it. Cease project activities and contact the
CDFW and the City or County for further guidance.

3. During project activities, all trash that may attract predators shall be
properly contained, removed from the work site and disposed of regularly.
Following construction, all trash and construction debris shall be removed
from work areas. '

4. All fueling and maintenance of vehicles and other equipment and staging
areas shall not occur within or near wetland and/or riparian habitats or
water bodies. A plan to allow a prompt and effective response to
accidental spills shall be developed. All workers shall be informed of the
importance of preventing spills and of the appropriate measures to be
taken should a spill occur. The agencies should be contacted regarding
spills if the approved biologist anticipates that impacts to WPT may occur
as a result of the spill.

5. Smoke in areas clear of vegetation and away from hazardous materials.
Dispose of cigarette butts in an appropriate area away from the planning
area. (MM3.4-3h)

Project applicants shall ensure that all construction and staging activities occur
outside of APN 048-211-24 (PG&E parcel) containing Santa Cruz tarplant during
all phases of the modified project. Prior to construction activities, project
applicants shall install temporary construction fencing and informative signs
around the perimeter of APN 048-211-24 as construction occurs in the vicinity of
this parcel. The location and integrity of the fence shall be verified in the field by
County or City staff prior to grading and periodically checked throughout the
construction period. Following construction, project applicants within the County
Entitlements Area shall install permanent fencing around the perimeter of APN
048-211-24. (MM3.4-1)

29




Application #: 131265
APN: 048-211-25
Owner: Mid-Penninsula The Farm Inc. 0761

L. Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time
during site preparation, excavation, or other ground disturbance associated with
this development, any artifact or other evidence of an historic archaeological
resource or a Native American cultural site is discovered, the responsible persons
shall immediately cease and desist from all further site excavation and notify the

~ Sheriff-Coroner if the discovery contains human remains, or the Planning
Director if the discovery contains no human remains. The procedures established
in Sections 16.40.040 and 16.42.080, shall be observed.

1. If human remains of Native American origin are discovered during
ground-disturbing activities, project applicant(s) shall comply with state
laws relating to the dispositions of Native American burials, which falls
within the jurisdiction of the California Native American Heritage
Commission (NAHC) (Public Resources Code, Section 5097.98). If
human remains are discovered or recognized in any location other than a
dedicated cemetery, there shall be no further excavation or disturbance of
the planning area or any nearby area reasonably suspected to overlie
adjacent human remains until:

a. The Santa Cruz County Sheriff-Coroner has been informed and has
determined that no investigation of the cease of death is required,
and

b. If the remains are of Native American origin,

i. the descendants from the deceased Native Americans have
made a recommendation to the landowner or the person
responsible for the excavation work for means of treating or
disposing of, with appropriate dignity, the human remains and
any associated grave good as provided in the Public Resources
Code, Section 5097.98, or

ii. The California NAHC was unable to identify a descendant or
the descendant failed to make a recommendation within 24
hours after being notified by the NAHC. (MM 3.5-1c¢)

M.  Areas of active disturbance shall be limited to no more than 2.2 acres per day for
initial site preparation activities that involve extensive earth moving activities
(grubbing, excavation, rough grading), or 8.1 acres per day for activities that
involve minimal earth moving (e.g. finish grading) during all phases of
construction activities within the Atkinson planning area in accordance with the
Monterey Bay Unified Air Pollution Control District CEQA Guidelines. If the
modified project requires that grading and excavation exceed those acreages,
project applicants shall implement the following fugitive dust measures during
grading and excavation and incorporate these measures on all grading plans for
future development within the planning area subject to review and approval by the
County of Santa Cruz Planning Department or the City of Watsonville
Community Development Department: (MM 3.3-1)

e Water all active construction areas at least twice daily;
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» Cover all trucks hauling soil, sand, and other loose materials or require all
trucks to maintain at least two feet of freeboard;

¢ Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all
unpaved access roads, parking areas and staging areas at construction sites;

o Sweep daily (with water sweepers) all paved access roads, parking areas and
staging areas at construction sites;

* Sweep streets daily (with water sweepers) if visible soil material is carried
onto adjacent public streets;

¢ Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas
(previously graded areas inactive for ten days or more)

* Enclose, cover, water twice daily or apply (non-toxic) soil binders to exposed
stockpiles (dirt, sand, etc.);

e Limit traffic speeds on unpaved roads to 15 mph;

¢ Install appropriate best management practices or other erosion control
measures to prevent silt runoff to public roadways;

» Replant vegetation in disturbed areas as quickly as possible;

o Install wheel washers for all exiting trucks, or wash off the tires or tracks of
all trucks and equipment leaving the site;

e Limit the area subject to excavation, grading and other construction activity at
any one time;

» Posta publicly visible sign which specifies the telephone number and person
to contact regarding dust complaints (the person shall respond to complaints
and take corrective action within 48 hours); and

¢ Ensure that the phone number of MBUAPCD is visible to the public for
compliance with Rule 402 (Nuisance).

- Once the tanks are removed from APN 048-211-25, the applicant shall coordinate

a visual inspection of the areas beneath and around the removed tanks with the
Environmental Health Department. Any stained soils observed underneath the
septic tanks shall be sampled and results of the sampling (if necessary) shall
indicate the level or remediation efforts that may be required. In the event that
subsequent testing indicates the presence of any hazardous materials beyond
acceptable thresholds, a work plan shall be prepared subject to review and
approval by the County of Santa Cruz Environmental Health Department in order
to remediate the soil in accordance with all applicable federal, state, and local
regulations prior to issuance of a grading permit. (MM 3.7-6)

The project applicant shall coordinate with the County of Santa Cruz
Environmental Health Division to ensure that project applicants properly close
and abandon all groundwater wells within both phases of the modified project
pursuant to applicable federal, state, and local regulations prior to grading
activities. Soils located within the vicinity of the water wells shall be inspected.
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If any stained soils are observed surrounding the water wells shall be sampled and
in the event that subsequent testing indicates the presence of pesticide residues
beyond acceptable thresholds, the potential health risks shall be evaluated and a
work plan shall be prepare in order to remediate the soil in accordance with all
applicable federal, state, and local regulations prior to issuance of a grading
permit. (MM 3.7-7)

P. If unknown wastes of suspect materials are discovered during construction, the
project applicants shall immediately stop work in the vicinity of the suspected
contaminant; remove workers and the public from the area; notify the County of
Santa Cruz Planning Department or the City of Watsonville Community
Development Department; secure the area as directed by the Project Engineer;
and notify the Hazardous Waste/Materials Coordinator. In the event that testing
indicates the presence of hazardous materials beyond acceptable thresholds, a
work plan shall be prepared in order to remediate the soil in accordance with all
applicable federal, state, and local regulations prior to issuance of a grading

permit. (MM3.7-8b)

Prior to final building inspection, the applicant/owner must meet the following
conditions:

A. All site improvements shown on the final approved Building Permit plans shall be
installed.

B. All inspections required by the building permit shall be completed to the
satisfaction of the County Building Official.

C. The project must comply with all recommendations of the approved soils reports.
The soils engineer must remain involved with the project during construction.

Operational Conditions

A. In the event that future County inspections of the subject property disclose
noncompliance with any Conditions of this approval or any violation of the
County Code, the owner shall pay to the County the full cost of such County
inspections, including any follow-up inspections and/or necessary enforcement
actions, up to and including permit revocation.

B. Revegetation and restoration associated with the required Habitat Enhancement
Plan shall be monitored for three years or until success criteria have been met,
vegetation is established, and exotic species are controlled. (MM 3.4-3k)

As a condition of this development approval, the holder of this development approval
(“Development Approval Holder™), is required to defend, indemnify, and hold harmless
the COUNTY and the- SANTA CRUZ FLOOD CONTROL AND WATER DISTRICT
ZONE 7, its officers, employees, and agents, all collectively the “COUNTY” from and
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against any claim (including attorneys’ fees), against the COUNTY, it officers,
employees, and agents to attack, set aside, void, or annul this development approval of
the COUNTY or any subsequent amendment of this development approval which is
requested by the Development Approval Holder.

A. COUNTY shall promptly notify the Development Approval Holder of any claim,
action, or proceeding against which the COUNTY seeks to be defended,
indemnified, or held harmless. COUNTY shall cooperate fully in such defense.
If COUNTY fails to notify the Development Approval Holder within sixty (60)
days of any such claim, action, or proceeding, or fails to cooperate fully in the
defense thereof, the Development Approval Holder shall not thereafter be
responsible to defend, indemnify, or hold harmless the COUNTY if such failure
to notify or cooperate was significantly prejudicial to the Development Approval
Holder.

B. Nothing contained herein shall prohibit the COUNTY from participating in the
defense of any claim, action, or proceeding if both of the following occur:

1. COUNTY bears its own attorney's fees and costs; and
2. COUNTY defends the action in good faith.

C. Settlement. The Development Approval Holder shall not be required to pay or
perform any settlement unless such Development Approval Holder has approved
the settlement. When representing the County, the Development Approval Holder
shall not enter into any stipulation or settlement modifying or affecting the
interpretation or validity of any of the terms or conditions of the development
approval without the prior written consent of the County,

D. Successors Bound, “Development Approval Holder” shall include the applicant
and the successor’(s) in interest, transferee(s), and assign(s) of the applicant.

Minor variations to this permit which do not affect the overall concept or density may be approved by thc Planning Director at the request of the
applicant or staff in accordance with Chapter 18.10 of the County Code,

Please note: This permit expires three years from the effective date listed below unless a building
permit (or permits) is obtained for the primary structure described in the development permit
(does not include demolition, temporary power pole or other site preparation permits, or accessory
structures unless these are the primary subject of the development permit).. Failure to exercise the
building permit and to complete all of the construction under the building permit, resulting in the
expiration of the building permit, will void the development permit, unless there are special
circumstances as determined by the Planning Director.

Please note: This approval applies only to the proposed development to be constructed
simultaneously with City APN 019-226-42. The approved development is not intended to be a stand-
alone project.

Appeals: Any property owner, or other person agarieved, or any other person whose interests are adversely affected by any act or determination
of the Planning Commission, may appeal the act or determination 1o the Board of Supervisors in accordance with chapter 18.10 of the Santa Cruz
County Code.
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County of Santa Cruz AMENDED

MITIGATION MONITORING AND REPORTING PROGRAM
for the Atkinson Lane Specific Plan and
Planned Unit Development

PLANNING DEPARTMENT
701 OCEAN STREET, 4™ FLOOR, SANTA CRUZ, CA 95060
(831) 454-2580 Fax: (831)454-2131 Tob: (831)454-2123
KATHLEEN MOLLOY PREVISICH-TOM-BURNS, PLANNING DIRECTOR

Party Responsible Party Responsible Timing of
Phase/APN' Environmental Impacts ‘Mitigation Measures y Responsib for Verifying y &
) for Implementing Compli Compliance
ompliance
3.1 Aesthetics and Visual Character
Adl-Phases 1a | No significant impacts. No mitigation measures required. Not applicable Not applicable Not applicable
and '
1b/Remainder
3.2 Agricultural Resources _
Gity ithi-the | The-City-of Watsonville-General-Plan-contains no-policies-or Neotapplicable: Neot-applicable Not-applicable.
and-t-4-acres-of Farmland-of Statewide feasible-mitigation-measuresavailable-toreduce-the-impact-of
04823461 | | e as designated.on the Californi sgviouluralland ion from-the-Cily Phase 2-1o-aJess
848-234-47 - fon-8 sigificant-level—As-a-resultimplementation-of the-City-Phase
048-231.18 > armil: ban 2-would-result-in-a-Significant-and-Unaveidable impact:
. n addition, tion-oE the-offsi H ,. . cati
: o of an-additional 0.8 acres of fequE EEHFFQ turede e.la;n;nl m;d;ﬂ” EI'B-’ e ngls ;
j . » » .
- . 'S Rk
E“".'plef Ea;”[. ".'ﬁlm” [.h" E’tm be
County Phase | Impact 3.2-2: The proposed project would MM 3.2-2a: A 200-foot interim agricultural buffer shall be Project Applicant County of Santa Project Design
1b/Remainder | place urban land uses adjacent to agricultural established. Eeonsistent with Policy 5.13.23 (Agricultural Cruz
uses, which may impair agricultural production | Buffers Required) in the Santa Cruz County General Plan and
and result in land use compatibility conflicts. Section 16.50.095 in the Santa Cruz County Code preject
048-221-09 | 1y - ic considered a potentially significant applieani(s) for development applicatiouns involving APN 048-
impact. 221-09. shail—demensﬂateadequate-land—use—sepaa&mn\;ﬂ
, SpecificPlan-and PUD-for- Phase-2-{County-site) subject-to
i ¥ feview-and-approval-by-the County-of- Senta-Cruz-Planning
o & r N Einalei hallinchsds an i i 200-foc
i f J‘" rer-withi nty-sie}-consistent-with o
ok i for-the-prepesed-Spesifie Plan-and 3
{3 PUD. The buffer distance-shell-be-measured-fromthe-edge-of -
B the—pafeme—the-neares(-fes*denﬂal—pmpmy—h&e-aad—shall
i include a six to eight [oot barrier (e.g. vegetated fencing)
by u adjacent to the agricultural uses and no part of the agricultural
B o 3
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” MITIGATION MONITORING AND REPORTING PROGRAM

d Jor the Atkinson Lane Specific Plan and Planned Unit Development
e . Party Responsible -
Phase/APN' Environmental Impacts Mitigation Measures Party Responsx'ble for Verifying Tlmm!g of
for Implementing Compliance Compliance

buffer shall be used for public recreation, park purposes, trails,
picnic areas, road or sidewalks or other uses that would
encourage public use of the buffer area, except for the
construction and maintenance of the Brewington Avenue
¢xtension and other infrastructure needed to support housing
project(s) authorized within the County Entitlements Area.

Outdoor-areas-designed forinteasive-human-use-shall-be
restricted-within-the-bufferzone.

Sidewalks and bicycle lanes shall be allowed on the western
portion of the public streets located within the buffer, but
restricted on the eastern portion of the street. Upon-annexation

memse—mmmm

w . . . N X
(J] « . . v ‘.v
lans-shall-incude-a_200-f . land ::_
”. asternt | £ the ol §. ares o .
jonaldsai Facilitiosand ;
e em‘*pmwm—s&?@w = el'-Ped@Sﬁiaﬂ E{a‘liﬁ, SuGh'as (=
i one-along Gomaltos-Creoks_wihin-tho-200-footagriculural 3
o] bﬂffeﬁﬂ%&h&“—mﬂy—b@—p@ﬂm&ed—e&ee—mg@ﬂﬂl—%ﬁ&am—hﬂs ~
i beea-developed-adjacent-to-the-planning-area-snd-a-management
oo fromes s - .
; plan-has boon developed withadjacent farm operators
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MITIGATION MONITORING AND REPORTING PROGRAM
Jor the Atkinson Lane Specific Plan and Planned Unit Development

Party Responsible | ATt Responsible | o o
Phase/APN Environmental Tmpacts Mitigation Measures P y Responst for Verifying '
or Implementing C . Compliance
; ompliance
County Impact 3.2-2: The proposed project would MM 3.2-2c. Consistent with Policy 5.13.31 (Agricultural Project Applicant County of Santa Project Design
Phases 1a place urban land uses adjacent to agricultural Notification Recordation for Land Divisions) in the Santa Cruz ‘ Cruz
&l1b/ uses, which may impair agricultural preduction | County General Plan, project applicants within the planning arca
Remainder and result in land use compatibility. conflicts. shall file a Right-to-Farm Notification Statement to run with the
This is considered a potentially significant Title as disclosure and notice in deeds at the time of transfer or
impact, sale of all properties or projects within the planning-area-County
048-221-09 Entitlements Area. The statement shall inform any future
048-211-25 property owners of the continuation of agricultural activitics,
including agricultural processing, in the arca and shall disclose
x the potential eftects of agricultural activities on adjacent Jand
uses to future residents.
3.3 Air Quality
All-Phases 1a | Impact 3.3-1: The proposed project would MM 3.3-1: Project applicants limit areas of active disturbance | Project Applicant City of Watsonville { Construction
and result in short-lerm air quality impacts to no more.than 2.2 acres per day for initial site preparation and/or County of
1b/Remainder | associated with construction activities, activities that involve extensive earth moving activities Santa Cruz
including grading, operation of construction (grubbing, excavation, rough grading), or 8.1 acres per day for
equipment, and demolition of existing activities that involve minimal earth moving (c.g. finish grading)
8 048-231-01 structures at the planning area. This is during all phases of construction activities within the Atkinson
04823117 | considered a potentially significant impact. pianning area in accordance with the Monterey Bay Unified Air
048-231-138 Pollution Control District CEQA Guidelines. If the propesed
048-221-09 modified project reguircs thflt grading and excavation excecd‘
those acreages, project applicants shall implement the following
048-251-09 fugitive dust measures during grading and excavation and
048-211-25 incorporate these measures on all grading plans for future
019-226-42 development within the planning area subject to review and
approval by the County of Santa Cruz Planning Department or
619-226-43 the City of Watsonville Community Development Department:
819-226-44 + Water all active construction areas at least twice daily;
019-236-01

i
0T 17

» Cover all trucks hauling soil, sand, and other loose materials
or require all trucks to maintain at |east two feet of
frecboard;

* Pave, apply water three times daily, or apply (non-toxic)
soil stabilizers on all unpaved access roads, parking areas
and staging areas at construction sites;

¢ Sweep daily (with water sweepers) all paved access roads, 3
parking areas and staging areas at construction sites; d
* Sweep streets daily (with water sweepers) if visible soil
material is carried onto adjacent public streets;
b - |
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MITIGATION MONITORING AND REPORTING PROGRAM
ﬂ Jor the Atkinson Lane Specific Plan and Planned Unit Development

: . Party Responsible.

X . b Party Responsible - e
e/APN ir S : s b Verify

’Phasel p Environmental Impacts Mitigation Measures for Implementing for Verifying

Timing of

Compliance Compliance

¢ Hydroseed or apply (non-toxic) soil stabilizers to inactive
construction areas (previously graded areas inactive for ten
days or more),

* Enclose, cover, water twice daily or apply (non-toxic) soil
binders to exposed stockpiles (dirt, sand, etc.);

* Limit traffic speeds on unpaved roads to 15 mph;

» Install appropriate best management practices or other
erosion control measurcs to prevent silt runoff to public
roadways;

* Replant vegetation in disturbed arcas as quickly as possible;

e Install wheel washers for all exiting trucks, or wash off the
tires or tracks of all trucks and equipment lcaving the site;

# Limit the area subject to excavation, grading and other
construction aclivity at any one time;

* Post a publicly visible sign which specifies the telephone
number and person to contact regarding dust complaints
(the person shall respond to complaints and take corrective
action within 48 hours); and

* Ensure that the phone number of MBUAPCD is visible to
the public for compliance with Rule 402 (Nuisance):

L€

Ad-Phases la | Impact 3.3-2: The proposed project may result | Mitigation measures MM 3,7-3a and MM 3.7-3b in Section 3.7, | Project Applicant Gityof Watsenvile | Demolition and
and in the demolition of four residential homes and | Hazards and Hazardous Materials would require that each andlor County of Construction
1b/Remainder | associated structures within the planning area, | structure is inspected by a qualified environmental specialist for Santa Cruz
which may contain asbestos and/or lead. This the presence of asbestos containing materials (ACMs) and lead
would be considered a potentially significant based paints (LBPs). If ACMs and LBPs are found during the
048-211-25 impact. investigations, a remediation program shall be developed to
048-231-18 ensure that these materials arc removed and disposed of by a
0419-226-43 licensed contractor in accordance with all federal, state and local
049-226-44 laws and regulations.

P ‘g&“—?hascs 1a | Impact.3.3-3: The proposed project would MM 3.3-3: Fireplaces proposed for future residential Project Applicant City of Watsonville | Praject Design
. land result in long-term stationary and vchicular development within the planning area shall be gas-fired and and/or County of
~[-1b/Remainder | emissions, which would exceed the meet U.S. Environmental Protection Agency (EPA) certification Santa Cruz

: MBUAPCD thresholds, requirements. The use of wood-burning fireplaces or wood

burning stoves shall be prohibited in perpetuity on all residential
i properties included within the propesed modificd project and
mwa943—2—34—§4 shall be recorded on the title of all parcels and run with the land.
, This measure shall be demonstrated on all proposed tentative

YLLO

. | ' 40f39




MITIGATION MONITORING AND REPORTING PROGRAM
Jor the Atkinson Lane Specific Plan and Planned Unit Development

, . Party Responsible -
Phase/APN! Environmental lmpacts Mitigation Measures Party Resp onsl.ble for Verifying Tlqug of
g for Implementing C . Compliance
» ompliance
048-231-18 maps and improvement plans prior to approval of building
048-221-09 permits within the planning area. In addition, project applicants
within the planning arca shall consider implementation of
048-254-05 MBUAPCD-recommended mitigation. The City of Watsonville
048-211-25 Community Development Department and the County of Santa
019-226-42 Cruz Planning Department shali review proposed tentative maps
041922643 and improvement plans to identify emission reduction measures
that are incorporated into the plans and staff may recommend

019-226-44 additional measures as practical and feasible including the
019-236-01 following:

* Incorporate cnergy-cfficient appliances into residential uses.

* Orient buildings to minimize heating and cooling needs;

* Provide shade trees to reduce cooling needs;

e Include energy-efficient lighting systems;

* Include solar water heaters or centralized water heating

systems; and
Wl » Increase insulation beyond Title 24 requirements to
o minimize heating and cooling needs.

3.4 Biological Resources

Adl-Phases 1a
and

Impact 3.4-1: A population of federally
Threatened and California Endangered Santa

MM 3.4-1: Subject to review and approval by the County of

Project Applicant

City of Watsonville

Construction

Santa Cruz Planning Department and the City of Watsonville and/or County of
1b/Remainder | Cruz tarplant (Holocarpha macradenia) is Community Development Department, project applicants shall Santa Cruz
located entirely within the PG&E parcel in the: | ensure that all construction and slaging activities occur outside
westcrnmost portion of the planning arca on | of APN 048-211-24 (PG&E parcel) containing Santa Cruz
043-231-01 Assessors Parcel Number 048-211-24. No tarplant during all phases of the propesed modified project.
04823143 development is proposed for this portion of | Prior to construction activities, project applicants shall install
048-231-18 the planning area; however the proposed temporary construction fencing and informative signs around the
048-221-09 residential development may result in indirect | perimeter of APN 048-211-24 a3 construction occurs in the
impacts to the population. This is considered | vicinity of this parcel. The location and integrity of the fence
048-251-69 a potentially significant impact, shall be verified in the field by County or City staff prior to
048-211-25 grading and periodically checked throughout the construction ‘
011 G. period. Following construction, praject applicants within_the o
gf jof9-226-42 County Entitlements Area Rhase--{County-si se 3
- {Gity-site) shall install permanent fencing around the perimeter W
IE of APN 048-211-24.
E: ‘Q!l 9-236-01
oo Pt —
| AlPhaots | Impaet34-2:Fhe-California-red-legged-frog | MM-3:4-2ar—Atthe-recommendation-ofthe USEWS project | Applicant Ceunty-of Santa Prior-te-lssuance-of
= -
) : 50f39
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MITIGATION MONITORING AND REPORTING PROGRAM
Jor the Atkinson Lane Specific Plan and Planned Unit Development

e . Party Responsible -
Phase/APN' Environmental Impacts Mitigation Measures l;;l:tf‘me:]i (::tligle for Verifying CTlm"ll.g of
P B Compliance ompliance
048.221.00 | considered-w-CPEG-Species-of Spesial planning-area-priorto-issuance-of the-building-permit- Surveys Watsonville
048-TH-23 i itatf i ithitr-the. | recommendations-by an-approved-biologistand-shall-include-a
03932642 | planning area-and the planning-areais located | set-ofeiht fiokds s-thab-she etween
019-226-44 kxahhes.—PqueeHeHwﬂ?s-weh—asazgge&auen Mmﬂm@mgﬂa@@aalmm%
removal-grading,-exeavatingand-vehicle-and are-observed-in-the planning area-during-protocolsurveys;
049-236-01 equipment-travel-may-resultin-“take? preconstruction-surveys;inspectionsrorsubsequentconstruction
Fhis-adverse-direct-impact-is-considered-a astivities-durin j 05
potentially-signifieantimpact: applicants-shall-cease-al-work-within-the planning-area:
wiolation-ef the ESA—If CRLF-ure-observedthe-epplicant-shall
M | ith-the USEWS 4nd-CDEG-tod .
| - b s o ont leati ’
ot Lo . .
o a'la’ia'n‘n ,Ef aBiologieal Opinion-ora-seetion ¥oa .
Proi - . e ‘ ilaf ; l El ] : 'E:'IE Feqt i
‘;é‘ynls Bﬁd GD[*GH 3 E- | u{ I !” EF(‘RI r “ 5
« within the-planning-are 5 Py
activities-shall-netresume-untilinal-federal approval-of the
praposed-projeet-isreceived:
Adk-Phases 1a | Impact 3.4-2: The California red-legged frog MM 3.4-2b: Project applicants shall have a USFWS-approved | Applicant County of Santa Prior to Ground
and (CRLF) is federally-listed as “Threateried® and | biologist conduct CRLF preconstruction surveys a minimum of Cruz and/or City of | Disturbance
1b/Remainder | considered a GBEGCDFW “Species of Special | 48 hours prior to initiation of project activities, Pre-construction Watsonville
Concern.” Although presence is unlikely, surveys shall consistof two days and two nights, spaced a week
048-221-09 potential habitat for CRLF is present within the | apart, with notification to the USFWS.
2214 planning area and the planning area is Jocated
048-211-25 | within dispersal distance of known CRLF
019-226-42 localities. Project activities such as vegetation
019226 43 removal, grading, cxcavating, and vehicle and
equipment travel may result in “take” of CRLF.
4922644 | This adverse direct impact is considered a
1.019-236-01 | potentially significant impact.

9LLO
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MITIGATION MONITORING AND REPORTING PROGRAM
Jor the Atkinson Lane Specific Plan and Planned Unit Development

Party Responsible

Phase/APN' Environmental Impacts Mitigation Measures ?::tl):“lllez‘[:‘ T:jli?lle for Verifying CT'm"l{s of
_ P g Compliance omplance
City-Phase-2 -lmpﬂet%“:—l—h&@&k%&%@d—legged—&eg MM-3.4-2e:-Prior-to-initiating-construetion-activities-within Applicant City-of- Watsonville | Prior-toIssuanceof
(M&M@M@s@h{m@md P%fase%—(@*&&ﬂe)—&gme%&pphm&(&)—bh&%eﬁ&um a-Building Permit
» considered-a-CRDEG- s-of Special mig&edﬂgﬂea#amkb&ﬂﬂ%d%keug&ﬁhe%g
6482314 Geneern—Altheugh presence-is-unlikeby
p*af“;".“al "‘b”’at for .Sl.’:l:l 15 p;esem' within-the O—D*smﬂ%mue—pumﬁgg-m{e—ﬂae—ba&mdﬂap-%adjmm
¥ m",".d“'ﬁa'sa.l d's“’*.‘g,e_e Fhaow . ‘—Mlew—re—ma»mmg—wa&er ~to-evaporate-naturally: do-not-de-
losalities—Project-activitios such-as-vegetation water-the basin,
This-adverse-direst-impact-is-considered-a
ially sionif ” '
AN-Phases 1a | Impact 3.4-3: The WPT is a GBEGCDFW MM 3.4-3a: Based on the lack of suitable habitat within the Project Applicant County of Santa Prior to Issuance of
and *Species of Special Concern.” WPT is known | onsite pond and the absence of a viable population of WPTs, the Cruz and/or City of | a Bujlding Permit,
1b/Remainder | to oceur within the planning area. Project following shall be implemented. Prior-to-construction-ofthe Watsonville Construction, and
activities may result in direct impacts to WPT Phase-l-prejecta-qualified-herpetologist shalleonduct-three Post-construction
048-221-09 utilizing portions of the planning area that are consecutive-days-of-pond-turtlotrapping-withinthe-freshwater
N Sl scheduled for construction. Land use changes st ati
) 048-211-25 | to upland areas and potential dispersal habitat Hs-viability~1fitis-determined-thataviable-wastern-pond-tustle
019-226-42 | may result in indircct impacts to the viability of | pepulation-is-presenta Western-Pond-Turtle-habitat
01922643 | the local WPT population. Interfercnce with Enhancement epare i
' the movement of aty native wildlife species is deseribed-in-MM3:4-3b—If it-is determined-that-no-pond-turiles
819-226-44 considered under CEQA and is considered a are-present-or-that-the-existing population-isne-longerviable;
019-236-01 potentially significant impact. During preconstruction surveys, all captured western pond
turtles shall be permanently relocated under the direction of the
qualified herpetologist in consultation with GBEGCDFW. 1n
addition, a Habitat Enhancement Plan shall be prepared by a
qualified wetland ccologist, hydrologist and landscape architect
that includes the following improvements to the wetland:
(a) Removal of non-native vegetation;
(b) Development of a wetland and upland planting plan to
benefit wetland functions and values;
(¢) Revegetation of the wetland buffer with native riparian o
and upland species; =
{(d) Development of a monijtoring program; and =~
(e) Development of success criteria for habitat enhancement.
 SoecialC o WPT il mel Pl | 1 be , lc dlorCity-of Building Perrit,
ithin-the-plaaning-aren—Proj e ﬁeﬁu]d“ﬁ“ s psaslant B”a] ; £pi v c on-and




(" MITIGATION MONITORING AND REPORTING PROGRAM
J Jor the Atkinson Lane Specific Plan and Planned Unit Development

Party Responsible

e Party Responsible A Timing of

! 1 . . - )

Phase/APN Environmental Impacts Mitigation Measures for Implementing fgl(') xfl:)xl'::)n l‘l:leg Compliance

048-221-09 may-resultin-direst-impacts-to-WER L utilizing fm—@he—westempemuﬁle—by—&qua}iﬁedﬁefpew{egis&weﬂwd Watsonville Post-consiruction

048-211.25 pememreﬁ{he—p}ammg—a&e&-thm—afe ecologist-hydrologist-and-landseape-arehitect—Fhe-plan-shall
heéuled—fef—eensmmmﬂ.—-ljandmse-ehaﬂges ?mvide-speeiﬁfrha«bimwﬂhaneemen{—sﬂategies-;meﬂdem.

{o-upland-areas-and-potential-d _ »
9-226-43 may-resultin-indirectimpaeis-to-theviability | potential—The-plan-shall also-specify-the location-of the
019-236-01 w*%h'%he—mevemem—ef—aﬂyﬂa&we-wgéhfe %umes—lihe-hab&at-efmamemem—p}aﬂ-mawﬂeludﬂhe
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MITIGATION MONITORING AND REPORTING PROGRAM
Jor the Atkinson Lane Specific Plan and Planned Unit Development

_ . Party Responsible -
Phase/APN' Environmental Impacts Mitigation Measures Party Responsl.ble for Verifying Tlmlqg of
for Implementing C . Compliance
ompliance

H9-226-44 within-the-planning area-ouiside-of the-breeding-season-when-the
019-236-01 with-the-movement-of-any-native-wildlife turtles-are-active—AlHurtle relocations-efforts-shall-be

species-is-considered-under-CEQAund-is eoordinated-with-CDEG.

considered-a-potentially-significantimpact:
Adl-Phases 1a | Impact 3.4-3: The WPT is a GCDEGCDFW MM 3.4-3d: Prior to construction, exclusionary fencing shall be Project Applicant County of Santa Prior to Issuance of
and “Species of Special Concern.” WPT is known | established around the perimeter of the 50-foot wetland buffer Cruz and/or City of | a Building Permit,
1b/Remainder  to occur-within the planning arca, Project arca around the freshwater marsh and seasonal wetland to Watsonville Construction, and

activities may result in dircct impacts to WPT | prevent any potentially uncaptured western pond turtles from Post-construction
048-221-09 utilizing portions of the planning area that are | entering construction areas. The fencing shall be marked by

scheduled for construction. Land use changes | highly visible signage indicating that human activity is
048-211-25 to upland areas and potential dispersal habitat | prohibited within these arcas. A qualified biologist shall be
019-226-42 may result in indirect impacts to the viability | present during placcment of the exclusionary fencing 10 ensure
019-226-43 of the local WPT population. Interference that no pond turtles are impacted. The establishment of pond

with the movement of any native wildlife turtle exclusion fencing shall only occur between the months of
049-226-44 species is considered under CEQA and is September and March outside of the breeding scason.
019-236-01 considered a potentially significant impact.

N

N AH-Phases 1a
and
1b/Remainder

048-221-09
048-211-25
019-226-42
049-236-43
01922644
019-236-01

Impact 3.4-3: The WPT is a EBEGCDI'W
*Species of Special Concern.” WPT is known
to occur within the planning area. Project
activities may result in direct impacts to WPT
utilizing portions of the planning area that are
scheduled for construction. Land use changes
to upland areas and potential dispersal habitat
may result in indirect impacts to the viability
of the local WPT population. Interference
with the movement of any native wildlifc
species is considered under CEQA and is
considered a potentially significant impact.

MM 3.4-3e: All captured pond turtles shall be tagged and fully
documented at the time of capture (e.g., number, sex, age,
carapace length, weight; overall condition, etc.). All non-native
turtles that arc captured shall also be documented and not
returned to the wild. Trapping requirements, the holding
location and required care during the holding period shall be
coordinated with the GBEGCDFW and included in the Habitat
Enhancement Plan,

Project Applicant

County of Santa
Cruz and/or City of
Watsonville

Prior to Issuance of
a Building Permit,
Construction, and
Post-construction

Al-Phases la
and

i A—Ab {Remainder
LY P

: "'04’3-221-09

Impact 3.4-3;: The WPT is a GBEGCDFW
“*Species of Special Concern.” WPT is known
to occur within the planning area. Project
activitics may result in direct impacts to WPT
utilizing portions of the planning area that are
scheduled for construction. Land use changes

MM 3.4-3f: A “Species Sensitivity Training” program will be
established for western pond turtle during all phases of the
propesed modified project. This program will be designed to
educate construction personnel about the mitigation measures
required for the execution of the project. All construction
personnel will attend the sensitivity training that will provide

Project Applicant

County of Santa
Cruz and/or City of
Watsonville

Prior to Issuance of
a Building Permit,
Construction, and
Post-construction

28

e O o
{ 18-211-25 to upland areas and potential dispersal habitat | instruction on westem pond turtle identification, status and -
’ 019-226-42 may result in indirect impacts to the viability | detailed protocol of the actions that should be taken in the event 3
(}LQ 226-43 of the local WPT population. Interference that a western pond turtle is encountered onsite during
4 with the movement of any native wildlife
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049-226-44 species is cousidered under CEQA and is construction activities.
019-236-01 considered a potentially significant impact.

County Phase
+&-2 Jaand
1b/Remainder

048-221-09
048-211-25
019-226-42
019-236-01

Impact 3.4-3: The WPT is a CBEGCDFW
*Species of Special Concern.” WPT is known
to occur within the planning area. Project
activitics may result in direct impacts to WPT
utilizing portions of the planning area that are
scheduled for construction. Land use changes
to upland areas and potential dispersal habitat
may result in indirect impacts to the viability
of the lacal WPT population. Interference
with the movement of any native wildlife
species is considered under CEQA. and is
considered a potentially significant impact.

MM 3.4-3g: melemeﬂ{aﬂe&e%ﬂl&b&at—&hamemw}m
%halLeeeu;—dufmg the-construetion-of the Phase|-portions-of the
prejest: During the Construction of project sites located within
the County Entitlements Area the-Phase-2-of the-Ceuaty-site,
exclusion fencing shall be placed around the eastern-adjacent
perimeter of the wetland buffer to preclude any potential turtles
{rom entering the construction arca. In addition, brightly colored
temporary construction fencing shall also be placed along the
easternt adjacent perimeter 1o keep out construction personnel
and equipment.

Project Applicant

County of Santa
Cruz

Prior to Issuance of
a Building Permit,
Consiruction, and
Post-construction

ey

AH-Phases 1a
and
1b/Remainder

048-251-09
048-221-09
048-211-25
019-226-42
049-226-43
9-226-44
019-236-01

Impact 3.4-3: The WPT is a GBEGCDFW
*Species of Special Concern.” WPT is known
to oceur within the planning area. Project
activities may result in dircct impacts to WPT
ulilizing portions of the planning area that are
scheduled for construction. Land use changes
to upland areas and potential dispersal habitat
may result in indircct impacts to the viability
of the local WP'T population. Interference
with the movement of any native wildlife
species is considered under CEQA and is
considercd a potentially significant impact;

MM 3.4-3h: To aveid harming WPT that may have cvaded
trapping (MM 3.4-3ea), project applicants shall implement the
following measures during Phase 1a & b/Remainder of

construction and-Phase-2-construction.

* Where trenching occurs, provide an escape ramp at each
end of the open trench to avoid entrapment. The ramp may
be constructed of dirt fill, wood planking, or other suitable
‘malerial that is placed at an angle of 30 degrees or less.
Back{ill open scgments of trench as soon as possible to
avoid entrapment.

* At the beginning of each day, check under ali parked
cquipment for WPT before use. If any WTP. are observed
under equipment or within the work area, do not disturb or
handlg it. Cease project activities and contact the CDFG
and the City or County for further guidance.

*» During project activities, all trash that may attract predators
shall be properly contained, removed from the work site and
disposed of regularly. Following construction, ail trash and
construction debris shall be removed from work areas,

» All fueling and maintenance of vehicles and other
equipment and staging areas shall not occur within or near
welland and/or riparian habitats or water bodies. A plan to
allow a prompt and effective response to accidental spills
shall be developed. All workers shall be informed of the

Project-Applicant

County of Santa
Cruz and/or City of
Watsonville

Prior to Issuance of
a Building Permit,
Construction, and
Post-construction

08Lo
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importance of preventing spills and of the appropriate
measures Lo be taken should a spill occur. The agencies
should be contacted regarding spills if the approved
biologist anticipates that impacts to WPT may occur as a
result of the spill.
» Smoke in areas clear of vegetation and away from
hazardous materials. Dispose of cigaretie butts in an
appropriate area away from the planning area. _
AdPhases 1a | Impact 3.4-3; The WPT is a CBREGCDFW MM 3.4-3i — Before and during clearing of vegetation, or initial | Project Applicant County of Santa Prior to Issuance of
and ‘Species of Special Concern.” WPT is known | ground disturbing activitics, a qualified biologist shall conduct a Cruz and/or City of | a Building Permit,
1b/Remainder | to occur within the planning area. Project preconstruction survey for the WPT. Watsonville Construction, and
activities may result in direct impacts to WPT Post-construction
utilizing portions of the planning area that arc
scheduled for construction. Land use changes
048-234-17 to upland areas and potential dispersal habitat
048-231-18 may result in indirect impacts to the viability
048-221-09 of the local WPT population. ‘lntert.”erc_nce
with the movement of any native wildlife
By 048-251-069 species is considered under CEQA and is
= . . . I
048-211-25 considered a potentially significant impact.
019-226-42
819-226-43
049-226-44
019-236-01
County Phase | Impact 3.4-3: The WPT is a EDEGCDIW MM 3.4-3j: Access into the freshwater marsh habitat and Project Applicant. County of Santa Prior to Issuance of
lad 1b/ *Species of Special Concern.” WPT is known | associated wetland buffer by humans and/or their pets shall be Cruz a Building Pennit,
Remainder 2 to occur within the planning arca. Project discouraged. Permanent signage shall be placed at the perimeter Construction, and
activities may result in direct impacts to WPT | of the wetland buffer area clearly stating that people and their Post-construction
2112 utilizing portions of the planning area that are | pets should not enter the wetland area or associated buffer due to
048-211-25 scheduled for construction. Land usc changes | the presence of sensitive habitat.
048-221-09 to upland areas and polential dispersal habitat
may resull in indirect impacts to the viability o
el of the local WPT population. Interference -
¢ i with the movement of any native wildlife @
o species is considered under CEQA and is
w considered a potentially significant impact.
. L@ounty Phase | Impact 3.4-3: The WPT is a GBEGCDFW MM 3.4-3k: Monitoring of the revegetation areas shall be Project Applicant County of Santa Prior to Issuance of
ita & 1b/ ‘Species of Special Concern,” WPT is known | conducted for a period of three years or until success criteria Cruz a Building Permit,
% 11 0f39
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Remainder to occur within the planning area. Projcct have been met, vegetation is established, and exotic species are Construction, and
activities may result in direct impacts to WPT | controlled. Post-construction
utilizing portions of the planning area that are
048-221-09 scheduled for construction. Land use changes
048-211-25 to upland areas and potential dispersal habitat
may result in indirect impacts to the viability
of the Jocal WPT population. Interference
with the movement of any native wildlife
species is considercd under CEQA and is
considered a potentially significant impact.
County-Phase | Impact3:4-3+The-WPRT-is-a CDEG-Species MM-3.4-3i-Upon-return-to-the-enhanced-freshwater-marsh Lroject-Applicant Gounty-of Santa Priorto-Issuance-of
+ ofSpescial-Consern - WPT is known-to-vecur habitat-all relocated-pond-turtles-shall- be-monitered-annuallyfor ' Cruz a-Building-Permit
thin-the-plasni - Proi & periodol il l ine-the 1 el Gon ot
§.221.09 it-direct nitigation—Annual-monitoring-repe Post-construction
948-211-25
N
(&)
Adk-Phases 1a | Impact 3.4-4: The planning area provides MM 3.4-4a: Future development within the planning area shall Project Applicant City of Watsonville | Project Design and
and potential wintering habitat for the ferruginous retain mature trecs to the extent possible and replace removed and/or County of Construction
Lb/Remainder | hawk (a ‘Bird of Conservation Concern’), trees with in-kind specics and vegetation structure within the Santa Cruz
nesting and wintering habitat for the white planning area. Tree replacement shall be indicated on landscape ’
tailed kite (a “Fully Protected specjes®), and plans subject to review and approval by the County of Santa
048-234-04 nesting habitat for the yellow warbler (a CDFG | Cruz Planning Départment or the City of Watsonville
848-234-17 | “Species of Special Concern’), as well as other | Community Development Department,
04823118 common raptor and bird specics. The federal
048-221-09 Migratory Bird Treaty Act (MBTA) and CDFG
Codes prohibit the destruction or possession of
£ 9‘1'8”2‘54‘99 individual birds, birds of prey, eggs or active
5. 1,048-211-25 | nests without federal and/or stale authorization.
= B9 6 Project activities may disrupt avian species,
ng 226-42 including special-status bird species that may 3
o W utilize habitats within the planning area. ®
ort-§19-236-01

'i»_-w,m.{
piekad
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AdLPhases 1a | Impaet 3.4-4: The planning area provides MM 3.4-4b: If the project applicant cannot avoid construction | Project Applicant City of Watsonville | Project Design and
and potential wintering habitat for the ferruginous | activities outside of the breeding season (February through and/or County of Construction
Ib/Remainder | hawk (a ‘Bird of Conservation Concern’), August) and cannot clear vegelation prior to the brecding Santa Cruz
nesting and wintering habitat for the white season, a qualified wildlife biologist shall conduct avian nest
tailed kite (a ‘Fully Protected Species’), and surveys prior to construction activities that may disturb nests
048-234-04 nesting habitat for the yellow warbler (a (e.g. vegetation clearing, tree removal, grading, large equipment
04823117 | GBEGCDFW *Species of Special Concern®), as operation, or demolition) within the Atkinson planning arca
048-234-18 | well as other common raptor and bird species. pesed-prejeet. These surveys shall
048-221-09 The federal Migratory Bird Treaty Act (MBTA) | include specxal—stdtus birds, and all birds (and their nests)
‘ and EBEGCDFW Codes prohibit the protected under the MBTA, and shall encompass the planning
048-251-69 destruction or possession of individual birds, area and a 200-foot-wide buffcr, to examine nearby tree stands
048-211-25 birds of prey, eggs or active nests without and structures. If an active nest is found, it will be necessary to
019-226-42 federal-and/or state authorization. Project consult with. the appropriate resource agencics (CREGCDFW,
activitics may disrupt avian species, including | USFWS) to determine appropriate construction buffers or other
8192263 special-status bird species that may utilize avoidance measures. If nesting or wintering special-status birds
649-226-44 | habitats within the planning area. are not found, no further action would be necessary.
019-236-01
Adk-Phases [ | Impact 3.4-4: The planning area provides MM 3.4-4c: If the project applicant cannot avoid construction | Project Applicant City of Watsonville | Project Design and
and potential wintering habitat for the ferruginous. | activities during the breeding season (February through August) and/or County of Construction
1b/Remainder | hawk (a,‘Bird of Conservation Concern®), and cannot clear vegetation prior to the breeding season, a Santa Cruz
nesting and wintering habitat for the white qualified biologist shall conduct a specific ycllow warbler nest
tailed Kite (a *Fuily Protected species’), and survey in the riparian and scrub habitats of the Atkinson
048-231-04 nesting habitat {or the yellow warbler (a planning area during all-phases la and 1b/Remainder of the
643-234- | CDEGCDEW *Species of Special Concern’), as | propesed modified project during this period. If active nests are
048-231-18 | well as other common raptor and bird species. | found within the planning area, a minimum 250-foot
048-221-09 The federal Migratory Bird Treaty Act (MBTA) | construction buffer shall be established during the peak of the
~ and EBEGCDFW Codes prohibit the warblers breeding season (April through July), or until the
04825409 | destruction or possession of individual birds, young have fledged. A qualified biologist shall monitor the
048-211-25 birds of prey, eggs or active nests without activity of any warbler nests to determine when construction
019-226-42 | tederal and/or state authorization. Project. activities may re-commence within the established buffer arca.
aclivities may disrupt avian species, including
special-status bird species that may utilize
habitats within the planning area.
Impact 3.4-5: The planning area provides MM 3.4-5: Prior to initiation of project activities including, but | Project Applicant City-of Watsonville | Site clearing and
potential habitat for several special-status bat not limited to, vegetation, snag, and tree removal and demolition and/or County. of Construction o
* | species. If special-status bat species roost of structures on Assessor Parcel Numbers: 819-226-843, 019- Santa Cruz <
within the planning area, construction-related 226-042, 048-211-25, 048-221-09, and-048-231-17; or loud 8

activities could result in the direct Joss of active

construction-related noise within the work area, the County of
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019-226-42 | roosts, which is considered a potentially Sania Cruz Planning Department und the City of Watsonville
01922643 significant impact. Community Development Department shall require that project
048-211-25 applicants within the planning area implement the following

measures:

048-221-09 . . -

» Conduct a pre-construction survey for bats over a minimum
648-2341147 of four visits at least 15 days prior to the beginning of
trec/vegetation removal, building demolition and other
project activities, to determine if the area is being actively
utilized by bats for spring/summer matemity colonies (April
to September). Surveys shall also include determining if
any trees or buildings marked for removal have
characteristics that make them suitable bat roosting habitat
{e.g., hollows, broken limbs, crevices, etc.). For any
trees/snags that could provide roosting space for bats,
thoroughly evaluate the trees/snags to determine if a colony
is present prior to trimming or cutting. Visual inspection,
trapping, and acoustic surveys may be utilized as initial
techniques. Special permits from CBEGCDFW are required
if trapping is conducted. Removal of any native riparian tree
shall be preceded by a thorough visual inspection of foliage
to reduce the risk of displacing or harming foliage roosting
bats. If no roosting bats are observed, no further mitigation
would be required.

VA4

« Ifatree or structure is determined not to be an active roost
site, it may be immediately trimmed or removed. If the tree
or structure is not trimmed or removed within four days of
the survey, repeat night survey efforts.

Removal of occupied trees/snags or structures shall be.
mitigated for by the creation of a snag or other artificial
roost structure. within suitable habitat located in the
planning area. With the input from a professional bat
specialist and coordination with GBEGCDEW, design
alternative roost structure(s) that provide suitable habitat for
evicted or displaced bats. Depending on the species,
artificial roost structures may not be appropriate. Coordinate
with GCDEGCDFW for acceptable mitigation alternatives.

* Proteci maternity colonies that have pre-volant young (not
yet able to fly). If active bat roosts are observed during the
maternity roosting seasos, avoid disturbing the roost until
after all juvenile bats are able to fly from the roost. The

p8LO
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project biologist must confirm there are no pre-volant young
present before a colony is displaced. It is assumed that after
Scptember 1 colonies have no pre-volant young.

» Coordinate with GREGCDFW and a biologist that is
permitted to handle special-status bats o develop
appropriate exclusion methods if necessary. Project
activities involving potential disturbances to roosting bats
shall correspond with the time frame stated ini the California
Fish and Game Commission regulations. The CFGC
stipulates bats may be excluded from occupicd roosts in two
time periods; between September 1 and October 15 and
between February 15 and April 15 (CFGC 2006). If bats are
found roosting within these time frames, it may be
necessary to passively exclude them from trees or structures
scheduled for removal. If necessary, prior to initiating
project activities, passive exclusion methods shall be
installed for a minimum of two wecks and monitored by a
qualified biologist within the appropriate time frames
above. At a minimum, monitoring efforts shall include
conducting acoustic and evening emergence surveys.

8y

48L0
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Al-Phases 1a | Impact 3.4-7: Construction activities may Future development within the Atkinson planning area would be Project Applicant City of Watsonville | Construction
and result in increased erosion, runoff, required to comply with each jurisdictions erosion control and/or County of
Ib/Remainder | accumulation of water, and introduction.of ordinances and comply with the National Pollution Discharge Santa Cruz
harmful materials to wetland habitats within the | Elimination System (NPDES) permitting requirements for
planning area. This is considered a potentially | construction of site stormwater discharges in accordance with
048-231-04 significant impact, mitigation measure MM 3.8-2 in Section 3.8: Hydrology and
048-231-17 Water Quality,
043-231-18
048-221-09
048-251-09
048-211-25
019-226-42
019-226-43
049-226-44
019-236-01
048-231-04 for-removat-of the-agriculiural basin-in-the northe:
urf j v s i1 the time-the established
- criteria-are met-{see Table-3-4-3)-Monitoring-will be-performed 3
et Lifiodt stiwetland speciali ! -
O
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eeem—plamags—wﬂkbe—replaeedm—&%—l-mm—ﬁwweumd
speeialistwill-be-responsible-forselecting the species-for
replacement plantings—Recommendationsfor-enhanecement-and
continuedlong-term-success-of-ereated-wetlands-will-be
included-in-annual-monitering reporis-submitted-to-the-City-of
Watsonville-and- CRDEG:

Table-3-4-3-Buceess Criteria-for Wetland-Creation-Site
Yeur Typeof-Criterion-Used Suceess-Caiterion
1 Pereent-of-Plants-Surviving MWM—G%MK

2 Percont-of Plants-Surviving | 20% Susvival-in-Geed-or-Fair

3 Percent-of Plants-Surviving | 75%-Sumdvalin-Good orEair
o dsifa.

4 Percent-of Plants Suniving | 70%-Survivalinliood or Fair
Condit

35 Pereent-of Plants-Surviving ﬁ%m»%ed—epﬁw

(o]
-3
©
gvide -3
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3.5 Cultural Resources
County Phase | Impact 3.5-1: The planning arca does not MM 3.5-1a: Project applicants within County Phases 1a and Project Applicant County of Sarita Construction
la & 1/ contain any recorded or anticipaled resources of | 1b/Remainder Phase2 of the proposed modified project shall Cruz
Remainder 2 | archeological, cultural, or pre-historic comply with Sections 16.40.040 and 16.42.100 of the Santa
significance. However, site preparation and Cruz County Code (Native American Cultural Sites Ordinance),
grading could disrupt undiscovered which includes regulations for the protection, enhancement, and
048-211-25 archeological and cultural resources of perpetuation of Native American cultural sites. If human
048-221-09 | importance under CEQA and/or eligible for remains or any artifact or other evidence of a Native American
listing on the California Register. This is cultural site are found during ground disturbance or excavation,
considered a potentially significant impact. the project applicant(s) shall cease and desist from further
excavations and disturbance within 200 feet of the discovery;
stake around the discovery in accordance with the requirements
in the ordinance; and notify the Sherriff-Coroner if the discovery
contains human remains or the Santa Cruz County Pianning
Director if the discovery contains no humarn remains. The
procedures established in Sections 16.40.040 and 16.42.100
IS shall be observed.
City Phase 1a | Impact 3.5-1: The planning area does not MM 3.5-1b: Project applicants within City Phase 1a and-Phase Project Applicant City of Watsonville | Construction
&2 contain any recorded or anticipated resources of | 2 of the prepesed modificd project shall ensure that if any
archeological, cultural, or pre-historic previously undisturbed cultural, historic, or archaeological
significance. However, site preparation and resources arc uncovered in the course of site preparation,
019-226-42 grading could disrupt undiscovered clearing or grading activities that the Cily of Watsonville
049-226-43 | archeological and cullural resources of Community Development Direclor is notified and operations
£49-226-44 | importance under CEQA and/or cligible for within 200 feet of the discovery are halted until such time as a
019-23 6-0i listing on the California Register. This is qualified profcssional archaeologist can be consulted to evaluate
considered a potentially significant impact. the find and recommend appropriate action. If the find is
048-231-04 determined to be significant, appropriate mitigation measures
04823417 shall be formulated and implemented subject to review and
048-231-18 approval by the City of Watsonville Community Development
Department.
848-251-09
Al-Phases la | Impact 3.5-1: The planning arca does not MM 3.5-1¢: If human remains of Native American origin are | Project Applicant City of Watsonville | Construction
777 and contain any recorded or anticipated resources of | discovered during ground-disturbing activities, project and/or County of
- 1b/Remainder | archcological, cultural, or pre-historic applicant(s) shall comply with state laws relating to the Santa Cruz
- significance.. However, site preparation and dispositions of Native American burials, which falls within the o
grading could disrupt undiscovered Jurisdiction of the California Native American Heritage ;
043-231-61 archeological and cultural resources of Commission (NAHC) (Public Resources Code, Section @
04823117 importance under CEQA and/or eligible for 5097.98). If human remains are discovered or recognized in any
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04823418 listing on 1he California Register. This is location other than a dedicated cemetery, there shall be no
048-221-09 | considered a potentially significant impact. further excavation or disturbance of the planning area or any
nearby area reasonably suspected to overlie adjacent human
048-251-69 remains until;
048-211-25 - . .
* The Santa Cruz County Sherif:Coroner has been informed
019-226-42 and has determined that no investigation of the cease of
01922643 death is required, and
019-226-44 * Ifthe remains are of Native American origin,
019-236-01 o The descendants from the deccased Native Americans
have made a recommendation to the landowner or the
person responsible for the excavation work for means of
treating or disposing of, with appropriate dignity, the
human remains and any associated grave good as
provided in the Public Resources Code, Section 5097.98,
or
The California NAHC was unable to identify a descendant or
the descendant failed to make a recommendation within 24
hours after being notified by the NAHC.
3.6 Geology and Soils
Adl-Phases 1a. | Impact 3.6-1: The planning area would MM 3.6-1: Futurc development within the planning area shall Project Applicant City of Watsonville | Project Design
and experience strong ground shaking during a be designed jn accordance with the requirements of the current and/or County of
1b/Remainder, | major earthquake on any of the nearby faults, edition of the CBC. Project applicants within the planning arca Santa Cruz
resulting in the exposure of people and/or shall consuit with a qualified engincer to preparc a design level
structures to poteniially substantial adverse geotechnical report in accordance with the CBC and the
04823161 effects, including the risk of loss, injury, or recommendations contained with the Feasibility Level
048-23447 | death. This is considered a potentially Geotechnical Investigation and Engincering Geology Report,
§48-231-18 | significant impact. prepared by Pacific Crest Engineering in March 2009,
048-221-09 Recommendations included in the Feasibility Geotechnical
Investigation and Engineering Geology Report include: site
043-254-09 grading, cut and fill slopes, erosion control, utility trenches,
048-211-25 surface drainage, pavement design, and soil corrosivity. Prior to
1019-226-42 | final inspection, project applicants shall provide certification
N from a qualified professional that all development has been o
S constructed in accordance with ali geologic and geotechnical ;
reports. o
Impact 3.6-2: The potential for liquefaction to | MM 3.6-2: Project applicants shail consult with a qualified Project Applicant City of Watsonville | Project Design
occur along the arca seuthern-embaakmentof | engineer to perform a quantitative evaluation of liquefaction and and/or County of
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Party Responsible

04823101
04823147
04823118
048-221-09
048-211-25

€g

pond in the western portion of the site is high
and consequently the potential for lateral.
spreading is high, which could result in
potential structural damage and associated
human safety hazards. This is considered a
potentially significant impact.

design level geotechnical report for future development within
the planning area. The evalualion shall be in accordance with
the recommendations contained within the Feasibility Level
Geotechnical Investigation and Engineeritig Geology Report
prepared by Pacific Crest Engineering in March 2009, The
design level geotechnical report shall also specify foundations
and structural elements that are designed to resist forces and
potential ground settlement generated by liquefaction and lateral
spreading and shall incorporate the following into the final site
plans, unless the additional analysis indicates it is not necessary:

* Development shall be set-back a minimum of 450-feet-from
the-southermn = ~for-Corralitos-Greek-and 50 feet
from the delineated wetland boundary (Appendix D) for the
pond located in the western portion of the planning area,
The 50 foot set back should apply to the 100-year flood
plain elevation or ordinary high water mark of the pond, and

¢ Developmerit shall be constructed upon a structural mat
foundation system, likely consisting of a 12-inch thick
concrete slab, with one or two layers of reinforcing steel
placed within the mat.

Phase/APN' Environmental Impacts Mitigation Measures ];::;)[;R::; (]e[;ilill)lle for Verifying éT'm"l].g of
P s Coampliance ompliance
1b/Remaindet | Corralitos-Greeks-the-central-arca-and near the liquefaction-induced lateral spreading in conjunction with a Santa Cruz

AH-Phases la
and
1b/Reniainder

Impact 3.6-4: The proposed project is partially
located on soils with slight to moderate erosion
hazard and would result in substantial soil
crosion or the loss of topsoil in these arcas if
disturbed during short-term construction
activities. This is considered a potentially
significant impact,

Compliance with the respective erosion control ordinances and
acquisition of the NPDES General Permit for construction
activities-as required by MM 3.8-2 in Section 3.8: Hydrelogy
and Water Quality would cnsure that potential soil erosion
impacts associated with the prepesed modified project would be
less than significant,

Project Applicant

City of Watsonville
and/or County of
Santa Cruz

Construction

06L0
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Party Responsible Party Responsible Timi f
Phase/APN! Environmental Impacts Mitigation Measures Y P . for Verifying ming o
for Implementing C . Compliance
‘ompliance
019-226-42
922643
019-226-44
019-236-01
Adb-Phases 1a | Impact 3.6-5: The proposed project includes Implementation of mitigation measure MM 3.6-1, which would | Project Applicant City of Watsonville | Project Design
and approximately 22 acres of expansive soils of require that future development be designed in accordance with and/or County of
1b/Remainder | low strength, which could create substantial risk | the recommendations contained within a design-level Santa Cruz
to life or property on these portions of the geotechnical report, would reduce this impact to a less than
planning area. This is considered a potentially | significant level, No additional mitigation measures ar¢
048-231-64 significant impact. necessary.
048-234-17
54823118
048-221-09
048-251-0%
048-211-25
o 019-226-42
B 019-226-43
H9-236-44
019-236-01
3.7 Hazards and Hazardous Materials
All-Phases 1a { Impact 3.7-3: The proposed project may result | MM 3.7-3a: Pursuant to Cal OSHA regulations, project Project Applicant City-ef-Watsonville | Demolition and
and in the demolition of feura residential homes and | applicants shall have cach structure within the planning arca andfer County of Construction
1b/Remainder | associated structures at the project site, which | within Assessor Parcel Numbers: 019-226-43-019-226-44; 048- Santa Cruz
may contain asbestos and/or lead. This would | 211-25;-ead-048-231-18 inspected by a qualified environmental
be considered a potentially significant impact. | specialist for the presence of ACMs and LBPs prior to obtaining
a demolition permit from the County of Santa Cruz Planning
019-226-44 Department and-the-City-of- Watsonville Community
048-211-25 DevelopmentPepariraent. If ACMs and LBPs are found during
i the investigations, project applicants within the planning area
I E shall develop a remediation program to ensure that these
;':&:: matcrials are removed and disposed of by a licensed contractor
5 in accordance with all federal, state and local laws and o
—l regulations, subject to approval by the MBUAPCD, Gity-of é
N Watsenville; and the Santa Cruz County Environmental Health -
i I Department, as applicable. Any hazardous materials that are
et removed from the structures shall be disposed of at an approved
ot}
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Party Responsible Party Responsible Timing of
Phase/APN' Environmental Impacts Mitigation Measures for Lm ponst for Verifying 5
or Implententing C . Compliance
ompliance
landfill facility in accordance with federal, state and local laws
and regulations.
Al-Phases 1a { Impact 3.7-3: The proposed project may result | MM 3.7-3b: Project applicants within the planning area shall Project Applicant Giyeof-Watsenville | Demolition and
and in the demolition of fout residential homes and | have the interior of all on-site structures within Assessor Parcel af County of Construction
1b/Remainder | associated structures at the project site, which Numbers: 049-226-43,019-226-44; (048-21 1-25,and 048-231- Santa Cruz
may contain asbestos and/or lead. This would | 48-visually inspected by a qualified environmental specialist (o
be considered a potentially significant impact. | determine the presence of hazardous materials prior to obtaining
01932643 a-demolition permit from the County of Santa Cruz Planning
H9-226-44 Department and-the-City ef Watsonvile- Community
048-211-25 DevelopmentDepartinent. Should any hazardous materials be
04823118 encountered within any of the structures, the material shall be
‘ tested and properly disposed of in accordance with federal, statc,
and local regulatory requirements. Any stained soils.or surfaces
underneath the removed materials shall be sampled. Subsequent
testing shall indicate the appropriate level of remediation
necessary and a work plan shall be prepared in order to
remediate the soil in accordance with all applicable federal,
| state, and local regulations prior to issvance of a grading permit.

. e  the.s L I Ly L ASTS ~
Number 048-251-09-within-Phase 2-{Citysite) shall-be-performed—{-any-stained-soils-are-observed beneath-the
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Party Responsible Party Responsible Timing of
Phase/APN' Environmental lmpacts Mitigation Measures for I“m lelll)lcn“ti for Verifying C,lmnll'go
P e ‘Compliance ompliance
potentially significant-impact; testing-indicates-the-presence-of any hazardous-materials-beyond
acceptable-thresholdsa-work-plan-shall-be-prepared-in-orderto
remediate-the-soil-in-accordance-with-all-applicablefoderal;
Gity Phase2 |1 3:7-4+-There-is-the potential-presence-of MM3-7-4e+The-City-of Watsonville Community-Development Projeet-Applicant Gity-of-Watsonville | Domolition-and

04823118 : Hme-shaﬂ—be—shafed—b)upmjeet

04825109 applicants-within-all phases-of-the-propesed-project:

County Phase | Impact 3.7-6: Implementation of the proposed | MM 3.7-6: Subject to review by the County of Santa Cruz Project Applicant County of Santa Project Design and

la project may expose people or property to { Environmental Health Department, the project applicant shall Cruz Pre-construction
hazardous materials associated with the map the specific location of all septic tanks located on APN

048-211-25 abandonment of septic systems within the 048-211-25 on a survey within Phase 1a (County site). Once

planning area. This would be considered a
potentially significant impact.

Jocated, the septic tanks shall be removed and properly disposed
ol at an approved landfill facility. Once the tanks are removed,
a visual inspection of the areas beneath and around the removed
tanks shall be performed. Any stained soils observed
underneath the septic tanks shall be sampled. Results of the
sampling (if necessary) shall indicate the level or remediation
efforts that may be required. In the event that subsequent testing
indicates the presence of any hazardous materials beyond
acceptable thresholds, a work plan shall be prepared subject to

£6L0
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Party Responsible Party Responsible Timing of
Phase/APN' Environmental Impacts Mitigation Measures for Imol ’ G for Verifying C l'g 0
or lmplementing Compliance ompliance
review and approval by the County of Santa Cruz
Environmental Health Depariment in order 1o remediate the soil
in accordance with all applicable federal, state, and local
regulations prior 1o issuance of a grading permit.
Al-Phases 1a | Impact 3.7-7: Implementation of the proposed. | MM 3.7-7: The City of Watsonville Community Development | Project Applicant City of Watsonviile Project Design and
and project may expose people or property {0 Department and the County of Santa Cruz Planning Department and/or County of Pre-construction
1b/Remainder | hazardous materials associated with shall ensure that project applicants properly close and abandon Santa Ciuz
groundwater contamination due to all groundwater wells within both phases of the proposed
abandonment of agricultural water wells within | modified project pursuant to applicable federal, state, and local
048:211-25 the planning area. This is considered a regulations prior to grading activities. Soils located within the
048-221-09 | potentially significant impact. vicinity of the water wells shall be inspected. If any stained
019-226-42 soils are observed surrounding the water wells shall be sampled
and in the event that subscquent testing indicates the presence of
019-236:01 pesticide residues beyond acceptable thresholds, the potential
048-231-01 health risks shall be evaluated and a work plan shall be prepare
04823117 in order to remediate the soil in accordance with all applicable
04823118 federal, state, and local regulations prior to issuance of a grading
on 5100 permit.
Al-Phases la | Impact 3.7-8: An off-site property located at MM 3.7-8a: The project applicants shall hire a qualified Project Applicant City of Watsonville | Project Design, Pre-
and 1488 Freedom Boulevard approximately 0.16 | hazardous materials consultant with Phase I and/or Phase 1 and/or County of construction, and
1b/Remainder | miles from the planning area relcased experience to review files for the off-site property located at Santa Cruz Construction
petroleum hydrocarbons into the soil and 1488 Freedom Boulevard prior to construction activitics during
groundwater. Should the contamination migrate | all phases of the preposed modificd project. Should files
048-231-04 towards the planning area it may contaminate indicate that the property located at 1488 Freecdom Boulevard
048-234-47 | the groundwatcr. This is considered a may have impacted the planning area, Phase II testing shall
04823118 | potentially significant impact. occur to confirm or deny the presence of contaminated
048-221-09 groundwater prior to construction activities. 1f unanticipated
contaminated groundwater is found during consir uction
04825409 activities, the project applicants shall ensure that proper
048-211-25 safety/handling proccdures are followed involving contaminated
019-226-42 groundwater within the planaing arca durix}g all ph.ascslg ' .
018 2nE A1 1/Remainder of the propesed-modilied project subject to review 3
T and approval by the City of Watsonville and County of Santa Vo)
n [ B49-226-44 Cruz. b
- 019-236-01
r"-%l’hascs 1a | Impact 3.7-8: An off-site property located at MM 3.7-8b: If unknown wastes of suspect materjals are Project Applicant City of Watsonville | Project Design, Pre-
nd 1488 Freedomn Boulevard approximately 0.16 | discovered during construction activities associated with each ' and/or County of construction, and
-Ijb/Remainder | miles from the planning area released phase 1a and 1b/Remainder of the prepeosed modified project, Santa Cruz Construction

[
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. Party Responsible _—
Phase/APN' Environmental Impacts Mitigation Measures Party Responsx_ble for Verifying Tlmm.g of
for Implementing C . Compliance
ompliance
petroleum hydrocarbons into the soil and the project applicants shall immediately stop work in the vicinity
048-231-01 groundwater. Should the contamination migrate | of the suspected contaminant; remove workers and the public
17 towards the planning area it may contaminate from the area; notify the County of Santa Cruz Planning
848331 the groundwater. This is considered a Department or the City of Watsonville Community
048-234-18 potentially significant impact. Development Departiment; secure the area as directed by the
048-221-09 Project Engineer; and notify the Hazardous Waste/Materials
048-251-09 Coordinator. In the event that testing indicates the presence of
) hazardous materials beyond acceptable thresholds, a work plan
048-211-25 shall be prepared in order to remediate the soil in accordance
019-226-42 with all applicable federal, state, and local regulations prior to
01922643 issuance of a grading permit.
849-226-44
019-236-01
Adl-Phases 1a | Impact 3.7-9: The planning area has MM 3.7-9: Prior 10 issuance of a grading permit for future Project Applicant City of Watsonville | Prior to issuance of
and historically been used for agricultural purposes development within the County Entitlements Arca planning-area and/or County of a Building Permit
1b/Remainder | for several decades and may contain pesticide | on APNs H9-226-43.-049-226-44; 019-236-01;-048-234-01, Santa Cruz
residues on the soil. Pesticide residucs within 048-211-25, 019-226-42. and 048-221 -09;048-231-17.048-
%‘ the planning area may pose a significant fong- | 234-48,-and-048-251-09 during-Phase-and-Phase 2 of the
49 ,226 H term chronic health threat to human health and | prepesed-modified project, the project applicants shall retain a
01922644 | the environment for proposed residential uses qualified hazardous materials professional to conduct a Phase 11
019-236-01 within the planning area. This is considered a | Soil Investigation in order to adequately test the surface soil and
048-231-01 potentially significant impact. subsurface soil for pesticide residues in accordance with the
Department of Toxic Substances and Contro} (DTSC) and
048-221-09 CalEPA Guidance Manual Interim Guidance for Sampling -
04823447 Agricultural Fields for School Sites, Second Revision (DTSC
048-231-18 and CalEPA 2004) to provide a uniform approach for evaluating
former agricultural propertics where pesticides have been
048-251-09 applied. The soil sampling and testing program shall be subject
048-211-25 to review and approval by the City of Watsonville and County
019-226-42 of Santa Cruz. Soil sampling and testing shall include, but not
be limited to the following in accordance with the DTSC and
CalEPA guidance documents: sampling the freshwater marsh in
the western portion of the planning area adjacent to the former
agricultural areas of the planning area; sampling cach area of a
parcel which historically produced different agricultural crops;
sampling of one surface soil sample from zero to six inches and 3
one sub-surface sample from two to three feet with the O
minimum number of samples based on the size of the parcel; el
and analytical testing for these samples for pesticide residues,
including but not limited to include DDT and its derivatives
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for Implementing Cdmplia‘hce Compliance

DDD and DDE, toxaphene, dieldrin, and aldrin.

In the event that subsequent testing indicates the presence of
pesticide residues beyond acceptabie thresholds, the potenllal
health risks shall be evaluated and a work plan prepared in order
to remediate the soil in accordance with all applicable federal,
state, and local regulations. Al subsequent testing and
remediation activities are subject to review and approval by the
County of Santa Cruz Environmental Health Departiment and the
City of Watsonville prior to issuance of a grading permit.

All-Phases 1a | Impact 3.7-10: ‘The planning area is located in

MM 3.7-10: Project applicants within all phases of the planning

Project Applicant

City of Watsonville

Time of Property

and the airport approach zone for the Watsonville area shall file an overflight eascment with the City of and/or County of ‘Transfer or Sale
1b/Remainder | Municipal Airport, In addition, Assessors Watsoriville to run with the title of the property as disclosurc Sania Cruz
Pare and notice in deeds at the time of transfer or sale of all
portions of Assessors Parcel Number 048-211~ | propertics within the planning area. The disclosure shall inform
019-226-42 25, 019-226-42, and 019-236-01 are located future property owners that their property is located in an airport
649-226-43 | within the Zonc 6 (Traffic Pattern Zone) Safety approach zone and that the City of Watsonville has the right to
919226 44 | Compatibility Zones for the Watsonville regulate or prohibil light emissions, either direct or indirect
ol 048-211-25 Municipal Airport, This is considered a which may interferc with pilot vision; regulate or prohibit
o potentially significant impact. release into the air any substances that would impair the
019-236-01 visibility or otherwise interfere with the operation of aircraft
including steam, dust, and smoke; and regulate or prohibit
clectrical emissions which would interfere with aircraft’
comimunication systems or nayigational equipment. The
casement shall run with the land until such time the Watsonville
Municipal Airport is ne longer in use.
3.8 Hydrology and Water Quality _
City Phasc 1a | Impact 3.8-1: Development of the proposed MM 3.8-1a: Future development within the County Project Applicant City of Watsonville | Project Design and
& County project would alter existing drainage patterns, | Entitlements Area Phase- of the Atkinson planning area shal} and/or County of Construction
Phase Ja& b | increase impervious surfaces and increase identify;-with-Tentative Map-submittals; a dctailed final Santa Cruz
and Phase 2 | surface water runoff, thus conuribuling to drainage plan and analysis demonstrating maintenance of the
Iocalized drainage, flooding and erosion predevelopment 2-year, 2-hour release rate and storage as well
problems within and/or in the vicinity of the as the S-year predevelopment release rate while providing
048-211-25 planning area. This is considered a potentially stord;zc volumc for the post dcveloomem 25-year storm
1 048-221-09 | significant impact. . d ntrol-the-rate-and volume-o atersu
1 1b19-226-42 mbpmen%cﬁﬂdiﬁem)i—s{ew )
- recurrences-up-to-the10-year-stosm consistent with the County :
of Santa Cruz performance standards or equivalent methods, and o
e retaining the existing functions of storage, filtration, infiltration
i and evaporation of stormwater. The final drainage control plans
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Party Responsible

for Verifying
Compliance

Timing of
Compliance

Q9a

shall include: detailed hydrologic miodeling, existing facilitics,
soil and topographic data; erosion control and best management
practices; descriptions of proposed flood control facilitics; Low
Impact Development (LID) techniques; compliance with wastc
discharge requirements; phasing and implementation;
identification of the entity that is responsible for facility design
and construction; Clean Water Program compliance; and facility
maintenance 10 ensurc for long-lerm vegcetation maintenance and

m&ssh%sessem%—weﬂaad— All drainage improvements shall be
subject 1o review and approval by the County of Santa Cruz
Public Works Director and the City of Watsonville Public
Works Director. County Public Works staff shall confirm that
the onsite stormwater detention facilities have been constructed
in accordance with approved plans.

0 :I
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Phase/APN!

Environmental Impacts

Mitigation Measures

Party Responsible
for Implementing

Party Responsible
for Verifying
Compliance

Timing of

Compl

iance

acifitios have be racoard ” »
plans:

AH-Phases [a
and
1b/Reimainder

048-231-01
048317
04823418
048-221-09
043-251-09
048-211-25
019-226-42
04922643
049-226-44
019-236-01

Impact 3.8-2: Soil disturbance associated with
site preparation, grading and construction
activities resulting from the proposed project
may cause soil erosion and sedimentation,
and/or the release of other pollutants into
adjacent waterways, including Corralitos Creek.
This is considered a potentially significant
impact.

MM 3.8-2: In order to comply with the National Poliution
Discharge Elimination System (NPDES), requirements for
construction of site storm water discharges, project applicants
shall prepare and implement a Stormwater Poltution Prevention
Plan (SWPPP) if construction exceeds one acre or more within
the planning area. The SWPPP shall specify how the discharger
will protect water quality during construction activitics subject
to review and approval by the County of Santa Cruz Planning
Department or the City of Watsonville Community
Development Department, These measures shall include but are
not limited to the following:

» design and construction of cut and fill slopes in a manner
that will minimize crosion;

protection of exposed slope arcas;

control of surface water flows over exposed soils;

use of welting ot sealing agents or sedimentation ponds;
limiting soil excavation in high winds;

construction of beams and runoff diversion ditches; and
use of sediment traps, such as weed-free straw bales and/or
straw waddles,

In addition, project applicants shall implement the following
measures during construction activities within the planning area;

*» Stabilize and revegetate all areas of disturbed soil with
appropriate native species. Monitor revegetation success
and take remedial measures as necessary;

» When hay or straw is used in erosion control, ensure that it
is weed frec;

» If possible, conduct work during low- or no-flow periods.
Consult weather forecasts from the National Weather
Service at least 72 hours prior to performing work that may
result in sediment runoff; and

* Inspect and clean all equipment of soil containing noxious
or invasive weeds or fungus before arriving on site, If any
imported fill material is necessary to bring to the site,
present evidence certifying the material is void of any
noxious or invasive species or pollutants.

Project Applicant

City of Watsonville
and/or County of
Santa Cruz

Project Design and
Construction

g86L0
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048-231-01
04823117
04823418
048-221-09
048-254-09
048-211-25
019-226-42
8319-226-43
039-226-44
019-236-01

surfaces to downstream water bodics. This is
considered a potentially significant impact,

stormwater runoff to pre-development conditions for a variety of
storm event recurrences up 10 the 10-year storm event for Phase
12 & Ib/Remainder (County site) and the 25-ycar storm event
for buildout of the planning area consistent with the conceptual
stormwater plan in the proposed Specific Plan.

. Party Responsible S
Phase/APN* Environmental Impacts Mitigation Measures Party Responsx‘ble for Verifying 'Ilmm‘g of
for Implementing . Compliance
Compliance
Adt-Phases 1a | Impact 3.8-3: The proposed project would Implementation of mitigation measures MM 3.8-1a and-MM Project Applicant City of Watsonville | Project Design and
and generate urban non-point contaminants, which | 3.8-Fb-would require that future development prepare a detailed and/or County of Construction
1b/Remainder | may be carried in stormwater runoff from paved | final drainage plan designed to control the rate and volume of Santa Cruz

O} Al-Phases 1a
™ and

Impact 3.8-4: Implementation of the proposed
project would increase impervious surfaces and

As required by mitigation measures-MM 3.8-1a and MM-3.8-

Project Applicant

City of Watsonville

Project Design and

considered a potentially significant impact.

existing-agricultural-uses-within-Phase 2-{City-site)}-and-an

b, the propesed modified project is anticipated to contain and/or County of Construction
1b/Remainder | increase surface water runoff, which may stormwater runoff within the planning area, would not increase Santa Cruz
contribute to localized flooding in the vicinity | stormwater runoff over existing conditions and therefore would
o of the planning area. This is considered a not result in flooding within the planning area or in the vicinity
$-231-04 potentially significant impact. of the planning area.
| 84823417
048-231-18
048-221-09
048-251-09
048-211-25
019-226-42 o
-
o
=)
9 Land Use and Planning
Impact 3.9-3: Development of the proposed Mitigation measures-MM-3-3-1-and-MM 3.2-2a in Section 3.2, | Project Applicant Gity-of Watsonville | Project Design
project could create land use compatibility Agrlculturdl Resources requnrc mcorporanon of an 200-foet andler-County of
conflicts with sutrounding uses, which is g-area-adjacent-to Santa Cruz
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Party Responsible

1b/Remainder

2

048-211-25

o) 048-221-09
(€%

exceed applicable noisc standards at ncarby
noise sensitive land uses. This is considered a
potentially significant impact.

construction noise, the County of Santa Cruz Planning
Department shall ensure that project applicants incorporate the
following noise control measures into construction contracts for
future development within-County-Rhases-J-and -2 of the
proposed modificd project in accordance with Policy 6.9.7
County of Santa Cruz General Plan:

* Limit construction that involves motorized equipment to
Menday through Friday from 7:30 am to 4:30 pm to avoid
the times of day and the days of the week when noise
effects would cause the greatest annoyance to residents and
to those using the area f{or recication;

* Allow exceptions to the specified construction hours only
for construction emergencics and when approved by the
County of Santa Cruz Planning Department; and

* Post a sign that is clearly visible 10 adjacent land uses that
provides the phone number for the public to call to register
complaints about construction-related noise problems. A
single disturbance coordinator shall be assigned to log in
and respond to all calls. All verified problems shall be
resolved within 24 hours of registering the complaint.

Cruz

Phase/APN! Environmental Impacts Mitigation VMeasures If’artl) RfSp ons;l.ble for Verifying CTxmm's.; of
or Implementing Compliance ompliance
However, with implementation of mitigation interim-agricultural buffer within Phase 1/Remainder (County
048-231-01 measures, this impact would be reduced to a site) that is consistent with the proposed PUD
17 less thaa significant level, Amendment/Modifications to the Approvals. It will also be
648-234 subject to review and approval, with appropriate conditions
048-231-18 regarding agricultural buffer design, by the County of Santa
048-251-09 Cruz Planning Departiment and Agricultural Policy Advisory
048-221-09 Commission. In addition the mitigation measures ensure that
future residents are notified of potential agricultural/urban
conflicts.
3.10 Noise
County Phase | Impact 3.10-1: The proposed project could MM 3.10-1a: To minimize impacts associated with short-term Project Applicant County of Sania Construction
la& result in construction-related noise that would

City Phase 1a

Impact 3.10-1: The proposed project could
result in construction-related noise that would
exceed applicable noise standards at nearby
noise sensitive land uses. This is considered a
potentially significant impact.

MM 3.10-1b: To reduce the effects of construction noise, the
City of Watsonville Community Development Department shal
ensure that the project applicants include the following on all
construction contracts for future development within City
Phases 1a and-2-of the propesed modified project:

» Restrict construction activities within 1,500 feet of noise-
sensitive receptors between the hours of 7:00 a.m. to 7:00
p.m. Monday through Friday. No construction shall occue

Project Applicant

City of Watsonville

Construction

0080
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019-226-42 on legal holidays. Equipment maintenance and scrvicing
049-226.43 shall be confined to the same restrictions;
) . Fopstructt_on nmsc_ rcduguon methods such as shuttipg off
idling equipment, installing temporary acoustic barriers
19-236-04

around stationary construction noise sources, maximizing
the distance between construction equipment staging areas
and occupied residential areas, and use of electric air
compressors and similar power tools, rather than diesel
cquipment, shall be used where feasiblc;

« During construction, stationary construction equipment
shall be placed such that emitied noise is directed away
from sensitive noise receplors;

= Operate earthmoving cquipment on the construction site, as
far away as practical from noise sensitive receptors;

* Operate carthmoving equipment on the construction site, as
far away from vibration sensitive sites as possible; and

* Post construction hours, allowable workdays, and the phone
number of the job superintendent at all construction
entrances to allow for surrounding owners and residents to
contact the job superintendent. If the City or the job
superintendent receive a complaint during construction
activities, the superintendent shall investigate, take
appropriate corrective actions, and report the action taken to
the reporting party.

9

3.11 Population and Housing
All Phascs

No significant impacts, No mitigation measures required. Not applicable Not applicable Not applicable

3.12 Public Services, Utilities, and Recreation

Al-Phases la

Impact 3.12-1: The proposed project weuld is

demand for fire protection services within the
planning area. Future development within the
planning area would be required to pay

implement the appropriate funding mechanism(s) (e.g. a

municipal services mitigation paymcnt%ke&eﬁaxe%{lluv@%}

agreement, establishment of a community facilities district

MRM 3.12-1: To fund a potential gap in funding for municipal | City of Watsonville | City of Watsonville | Prior to issuance of
estimated to generate approximately +:679829 | services, if deemed necessary the City of Watsonville and the and County of Santa | and County of Santa | Building Permit
people, which would subsequently increase the | County of Santa Cruz shall work cooperatively to define and Cruz Cruz

o
- applicable fire impact fees at the time of {CFD], a Mello Roos, ei¢.) to ensurc that the preposed modified 8

o :;45_234_;,3 issuance of the building petmits._Future project pays its fair share to support municipal services. -

il 6a8-221-00 | development will also be subject oa

whvemn requirement to incorporate fire sprinklers into

~| Q4B-254-09 structures, If City and County impact-fees

| %18-21 1-25 | revenues do not adequately fund fire protection
= 310f39
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Jor the Atkinson Lane Specific Plan and Planned Unit Development

Party Respansible

048-231-01
04823117
048-231-18
048-221-09
048-251-09
| G48-211-25
3 1019-226-42

H

=3

SIRLY.

dw4awm
4w9nsm

1*?’?%

the proposed project would provide an

Rark-and payment of applicable fees for parks
and recreational uses. 1f City and County
impact fees do not adequately fund park and
recreation facilities and services capability, this
would be considered a potentially significant
impact.

*fair share” of funding in order 1o meet acceptable thresholds,
including the projects “fair share” of funding parks and

recreation facilities with-buildeut-of-the-propesed-projest.

Phasc/APN' Environmental Impacts Mitigation Measures Party Responsl.ble for Verifying ’Ilmm.g of
for Implementing . Compliance
, Compliance
019-226-42 | facilities and services to the planning area this
019-226-43 | would be considered a potentially significant
impact.
019-236-01
AdlPhases 1a | Empact 3.12-2: The proposed project would Implementation of mitigation measure MRM 3.12-1 would City of Watsonville | City of Watsonvillé | Prior to Issuance of
and generate approximately 4:679829 people, which | ensure that funding of additional law enforcement services and County of Santa | and County of Santa | a Building Permit
Lb/Remainder | would increase demand for law enforcement would be handled through a funding mechanism belween the Cruz Cruz
services. Future development within the City and the County to ensure that the propesed modified
planning area would be required to pay project pays its “fair share” of funding in-erderto-provide-three
048-231-04 applicable police impact fees at the time of additional-sworn-officers-and-one-civilian-staffmember-at-the
048-23147 | issuance of the building permits. IfCity and | Gity-of Watsonville Police Departraent-in-orderto-serve-the
04823148 | County impact fees do not adequatcly fund law: | planning-area-underproject-buildout,
048-221-09 enforcement. facilities and service to the
planning area, this would be considered a
048-251-09 | potentially significant impact.
048-211-25
8"9019-226-42
H49-226-43
849-226-44
019-236-01
Adl-Phases la | Impact 3.12-4: The proposed project would Implementation of mitigation measure MRM 3.12-1 would be | City of Watsonville | City of Watsonville | Prior to Issuance of
and incrcase a demand for parks in the area that is handled through a funding mechanism between the City and the | and County of Santa | and County of Santa | a Building Permit
1b/Remainder | currently considered underserved, However, County 1o ensure that the prepesed modified project pays its Cruz Cruz

2080-
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MITIGATION MONITORING AND REPORTING PROGRAM
Jor the Atkinson Lane Specific Plan and Planned Unit Development

Party Responsible Party Responsible Timi f
Phase/APN! Environmental Impacts Mitigation Measures y Besponst for Verifying tming o
for Implementing C . Compliance
‘ompliance
A-Phases la | Impact 3.12-5: The proposed project would Implementation of mitigation measure MRM 3.12-1 would be | City of Watsonville City of Watsonville | Prior to [ssuance of
and generate approximately 1679829 people, which | handled through a funding mechanisim between the City and the | and County of Santa | and County of Santa | a Building Permit
1b/Remainder | would increase demand for library services. County to ensure that the prepesed inodified project pays its Cruz Cruz
The proposed project would result in an *“fair share™ of funding for library facilities-with-buildout-ofthe
, increase in expenditures as a result of increased prepesed-projest.
048-231-04 service level demands. If City impact fees do
0438-23447 | not adequately fund library facilities and
04823118 | service capability, this would be considered a
048:221-09 potentially significant impact,
948-251-09
048-211-25
019-226-42
019-226-43
819-226-44
019-236-01
Oy Al-Phases la | Impact 3.12-8: Implementation of the proposed | Future devclopment within the planning area would be required | City of Watsonville City of Watsonville { Prior to Issuance of
S and project would result in construction of on-site | to pay applicable development impact fees at the time of and County of Santa | and County of Santa | a Building Permit
1b/Remainder | water infrastructure in order to serve the issuance of the building permits. The County and the City will | Cruz Cruz
proposed project. 1f City and County impact enter into an agreement to fund infrastructure costs for the
' fees do not adequately fund water infrastructure | proposed modified project not covered by City or County impact
048-233-04 improvements, this is considered a potentially | fees and taxes. Funding of additional services would be handled
048-231-47 | significant impact. through levies on future development in order to meet
04823118 acceptable thresholds as required by mitigation measure MR
048-221-09 3121 |
043-254-09
048-211-25
019-226-42
649-226-43 o
@
[y
| Dio-236.01
-
” Impact 3.12-9: The proposed project would Implementation of mitigation measure MRM 3.12-1 would City of Watsonville | City of Watsonville { Prior to Issuance of
and require expansion of stormwater facilitics on- | ensure that funding of additional services would be handled and County of Santa | and County of Santa | a Building Permit
i site, the construction of which could cause through levies paid by future development in orderto meet Cruz Cruz
- wmi significant environmental effects, Future acceptable thresholds, including the projects “fair share” of
T development within the planning area would be | funding for stormwater infrastruclure with-buildout-ofthe
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Phase/APN'

Environmental Impacts

Mitigation Mecasures

Party Responsible
for Implementing

Party Responsible
for Verifying
Compliance

Timing of
Compliance

048-231-04
04823117
04823118
048-221-09
048-251-09
048-211-25
019-226-42
4922643
Ho-22e-44
019-236-01

required to pay applicable impact fees at the
time of issuance of the building permits. If City
and County impact fees do not adequatcly fund
stormwater infrastructure, this would be
considered a potentially significant impact.

proposed-projeet.

3.13 Transportation and Circulation

County
Phases-1-&

Phase 2
Phases 1a and
~ Ib/Remainder

048-221-09
048-211-25

Impact 3.13-5: The proposed project would
result in an increase in traffic at the Bast Lake
Avenue (Highway 152)/Holohan Road
intersection that would increase the volume to
capacity ratio by more than one percent at an
intersection that is currently operating at an
unacceptable level of service (LOS E or F). In
accordance with the County of Santa Cruz
significance criteria, this.is considered a
potentially significant impact.

MM 3.13-5: Prior to occupancy of the proposed project, project
applicants within the County Entitlements Arca plapsingarea
shall pay their proportional {air share towards improving the
castbound approach on Holohan Road at the East Lake Avenue
(Highway 152)/Holohan Road intersection to include a
dedicated eastbound left-tutn lane, a shared eastbound left-turn
lane, a shared eastbound lefi-turn/through lane and a dedicated
right-turn lane. The estimated cost of this improvement is
$1,225.100 4-5-miltion-delars. Phase la (MidPen Housing
project) of the modified project would pay a fair share
contribution of 0.40-percent of the estimated jmprovement cost
{$4.900), while developments within the remainder of the
County Entitlements Area would pay an estimated 1.75 percent
($21.439) of the cstimated improvement cost as its percent fair
share contribution (see Table 3.13-3). To fund this
improvement, project applicants shall pay the Pajaro Valley
Planning Area traffic impact fee to the County of Santa Cruz
towards construction of this planned improvement in the
County’s Capital Improvement Program (CIP). Payment of
Impact fees to the County will cover the abave fair share
contribution levels as well as meet other impact fees purposes,

Project Applicant

County of Santa
Cruz.

Prior to Occupancy
of Project.

080

j Ib_’/ﬁemain,dcg

el

[V

Impact 3.13-6: The proposed project would
result in an increase in traffic at the Highway 1
NB Ramps/Harkins Slough Road intersection
that would increase the volume to capacity ratio
by more than one percent, at an intersection that

MM 3.13-6: Prior to occupancy of the proposed project, project
applicants within the County Entitlements Arca planningarea
shall pay their proportional fair share towards installation of a
traffic signal at the Highway | NB Ramps/Harkin Slough Road
and the Highway 1 SB Ramps/Harkin Slough Road

Project Applicant

City of Watsonville
and County of Santa
Cruz

Prior to Issuance of
Building Permits
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Party Responsible

fee purposes. Fhe-Gity-of Watsenville-is-updating their-fee

' ject: The
City of Watsonville shall coordinate with Caltrans on
improvements to this intersection.

>, . H - »
Phase/APN' Environmental Impacts Mitigation Measures Ifartly Rlesponstx-ble for Verifying C:I.‘xmnll“g of
| or Implementing Compliance ompliance
048-234-0+ | is currently operating at an unacceplable level | intersections. This signal shall be coordinated/interconnected
04823117 | of service (LOS E or F). In accordance with the | with the intersection of Harkins Stough Road/Green Valley
1118 County of Santa Cruz significance criteria, this | Road due to the close spacing of these intersections and the
b48-2 is considered a potentially significant impact. potential overflow of queues and the new signal at the
048-221-09 southbound ramp terminal, The estimated cost of this
048-251-09 improvement is approximately $424.700 520,000-deHaes. Phase
048-211:25 la (MidPen Housing project) of the modified The-proposed
project would shalt pay a fair share contribution of 0.182:36
019-226-42 percent ($764) of the estimated improvement cost, while
B19-226-43 developrents within the remainder of the County Entitlements
049-226-44 Arca would pay an estimated 0.66 percent ($2,803) of the
estimated improvement cost as its percent fair share contribution
019-236-01 whieh-is $12:272 (sce Table 3.13-3). The fair share contribution
is calculated as the project portion of all future traffic that would
be added to the intersection for both peak hours. To fund this
improvement, project applicants shall pay applicable traffic
impact fees to the City of Watsonville towards construction of
this improvement prior to issuance of building permits.
o) Payment of traffic impact fees to the City and County will cover
e’ these fair share contribution fevels as well as meet other impact

Al-Phases |a
and

Impact 3.13-7: The proposed project would
increase the volume/capacity ratio by more than

MM 3.13-7: Prior to occupancy of the proposed project, project
applicants within the planning area shall pay their proportional

Project Applicant

City of Watsonville
and County of Santa

Prior to Issuance of
Building Permits

1b/Remainder | one percent during both the AM and PM peak | fair share towards installation of a second through and right-turn Cruz
hours at the Airport Boulevard/Freedom lane on the Airport Boulevard approach from Highway 1 and a
Boulevard intersection, which is currently second left-turn lane on Frecdom Boulevard at the Airport
043-234-64 opcrating at unacceptable levels of service Boulevard/Freedom Boulevard intersection. The receiving leg
64823447 | (LOSE of F). In accordance with the County | on Airport Boulevard shall be widened in order to accommodate
048-231 18 of Santa Cruz significance criteria, this would | the additional through-lanes. The estimated cost of these
048-221-09 be considered a potentially significant impact. | improvements is approximately $855.100 4,047,000-deHars-
e Phase 1a of the modified project would pay a fair share
| 9A8-251-69 contribution of 0.987-57 percent ($8.380) of the estimated o
::%8-21 1-25 improvement cost, which-is-$79.257whilc developments within o
~1 the remainder of the County Entitlements Arca Phase-1b-would \c’n
- bay an estimated 3.50 percent ($29,929) of the estimated
fi improvement cost as the-- fair share contribution. The fair share
=k 4 contribution is calculated as the project portion of all future
F]
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‘ ¥ Party Responsible I
Phase/APN’ Environmental Impacts Mitigation Measures }f,:r?;n R:esp lous;ble for Verifving CTxmm.g of
r Implementing Compliance ‘ompliance

019-236-01

traffic that would be added to the intersection for both peak

hours. Fhe-Gity-of Watsenville-is-updating-theirfee-program
aﬂd—fee—erdm&memé—wﬂl-aéethﬂaregFam—pﬁe
-the-first-phase-ef-the propesed preject: To
fund this improvement, project applicants shall pay applicable
traffic impact fees to-the City-of Watsonville towards
construction of this improvement prior-to-issuanee-of-building
permits. Payment of traffic impact fees to the City (20 u units)
and to the County (26 units) will cover these fair share
contribution levels as well as meet other impact fee purposes.

Al-Phases la
and
1b/Remainder

048-231-01
048-23 117
op 948-231-18
@ 048-221-09
048-251-09
048-211-25
019-226-42
049-226-43
819226-44
019-236-01

Impact 3.13-8: The proposed project would
result in an increase in traffic at the Highway 1
NB Ramps/Larkin Valley Road. intersection that
would increase the volume to capacity ratio by
more than one percent, which is currently
operating at an unacceptable level of service.

In accordance with the County of Santa Cruz
significance criteria, this is considered a
potentially significant impact.

MM 3.13-8: Prior to occupancy of the propesed modified
prOJecl project applicants within the County Entitlements Area

- shall pay their proportional fair share towards
installation of two roundabouts (one at the northbound hook
ramp terrninal and one at the Airport Boulevard/Larkin Valley
intersection) at the Highway 1 NB Ramps/Larkin Valley Road
Intersection. Since the ramp terminal and the intersection of
A!rport Boulevard/Larkin Valley Road are closely spaced,
improvements shall take both intersection operations into
consideration when constructing the proposed improvements.
The estimated cost of these improvements is
$1.029.0004;260;600-deHars. Phase 1a (MidPen Housing
projecet) of the modified Fhe-project would pay a fair share
contribution of 0.818.70 percent ($8,335) of the estimated
improvement cost, while developments within the remainder of
the County Entitlements Arca Phase-1b would pay an estimated
2.77 percent ($28,504) of the estimated improvement cost-which
i5-$109:620 as the fair share contributions. The fair share
contribution is calculated as the project portion of all future
traffic that would be added to the intersection for both peak
howss. To fund this improvement, prolect applicants shall pay
applicable traffic impact fees towards
construction of this improvement. This obligation wgll be met
through payment of traffic impact fees to the City (20 units in
Phase 1a), and a portion of the County’s impact fees reccived by
the County (3130 per unit) shall bc paid o the Cuv by the
County, The-Cit

st

&Héw*ﬂ—adeﬁt{
Thc City o( Watsonville shall

(.oordmate with Caltrans and prepare a Project Study Report for
improvements to this intersection.

Project Applicant

City of Watsonville
and County of Santa
Cruz

Prior to Occupancy
of Project

9080
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Party Responsible Party Responsible Timing of
Phase/APN' Environmental Impacts Mitigation Measures y ponst for Verifying - 5
for Implementing C . Compliance
ompliance
Alt-Phases 1a | Impact 3.13-11: The lefi-turn pocket from MM 3.13-11a: The first project applicant on APNs_019-236-01 Project Applicant City of Watsonvilie | Prior to Occupancy
and Freedom Boulevard onto Crestview Avenue and 048-221-09 (Lamb propertics), 048-251-09.048-231-17 or and County of Santa | of Project
1b/Remainder | would increase substantially with 048-231-18; shall design, fund and implement the southbound Cruz
implementation of the proposed project and left-turn pocket from Freedom Boulevard to Crestview Drive to
creale an operational deficiency, Therefore, | lengthen the pocket by at [cast 2556-feet. The existing storage
04823417 this is considered potentially significant impact. | length is 150 feet and the SimTraffic analysis indicated a 95%
048-231-18 queue of 175 feet. The estimated cost of this improvement is
048-221-09 $16.300 20,000 and shall be funded by the first applicant for
04825109 development on APN 048-221-09 (Lamb) within-the-planning
area. This i tmprovement shall be gither installed by the first
019:236-01 applicant prior to-occupancy of any portion of these parcels_or
satisfied through a payment of that amoum directly to the City
of Watsonville. : v
both-the-Gity-aind-the- County-te-ensure-that these-improvements
are-fully-implemented:
Impact-3-43-1+-Thelefi-tum-pecket-from MM343-Hb+Al-projectapplicanis-shall-contribute their-fair Project-Applicant City-of-Watsenville | Prior-to-Occupaney
i Boul , Crestviow.A ] i the-instaliat c raffic nts-in Lc g { Deoi
would-inerease-substantially-with | MM33-Hathrough-the colleetion-o L TIA-fees-and/orany Crag
implementution-of the-proposed project-and other-fees-through the cost-sharing-agreement:
hisd idered ialysienif : .
}mpaet 3:1312: The pFBpBSGd pFB]EEt would MM-3.13-12a: Prior 1o pecHpancy aFan:' p F(i:] set-on-ARNs-048 Pf()j aet Q]a;alie'mt G‘IQ: of Watsemrille Prior-te GSBHpBﬁE‘ﬂ’
Feswt-in-an-inerease-in-n 24-25-019-226-42,-019-226-44:0:-019-236-01 08 048-231-04, and-County-of Santa | efRroject
A e Toul 1 and-2)
jasen ; thatare-atfested-by-the-proposed-project—The-estimated-cost-of o
Fhe-addition-of the projeetiraffic-could result - 5000 565 = i x
in-increased-hazards-on-these-neighborhood developed-by-both-the-Gity-and-the-County-to-ensure-that-these =
streets—which-is-considered-a-potentially improvements-are-fully-implemented:
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, . Party Responsible ..
Phase/APN' Environmental Impacts Mitigation Measures l;::t[)meesslocl:]stl_ble for Verifying CTlmm_g of
P ng Compliance ompliance
49-236-0+ | significantimpaet:
Al-Phases la | Impact 3.13-12: The proposed project would | MM 3.13-12b:. Prior to occupancy of any prejectdevelopment | Project Applicant City of Watsonville | Prior to Occupancy
and result in an increase in traffic that would be on APNs 048-221-09 and 019-236-01 (Lamb), 048-251-09.-048-~ and County of Santa | of Project

1b/Remainder

043-221-09
048-251-09
04823447
94823118

experienced by the neighbors on Brewington
Avenue north of Crestview Driver-Gardenes
Avenue-east-of Freedom-Boulevard;and
Adkinson-Lane;-cast-of- Freedom-Boulevard.
The addition of the project traffic could result
in increased hazards on these ncighborhood
streets, which is considered a potentially
significant impact.

23H-17-0r-048-234-18; project applicants shall develop and
implement a traffic calming plan on Brewington Avenue north
of Crestview Drive; along the streets that are affected by the
proposed project. The estimated cost of this improvement is
$130,700 +69,000. A-cost-shate-agreeme nkm#kbe—deve}epeéby
both-the-City-and-the County-to-e

ted:_This improvement shall be installed by
the first applicant prior to final occupancy of any portion of
these parcels, or satisfied through payment of that amount
directly to the City of Watsonville under an approach that may
involve a reimbursement agreernent, as other future

development on the Lamb property may be required to pay their
fair shares and reimburse the first applicant.

Cruz

3.14 Greenhouse Gas Emissions

Phase la and
1b/Remainder

No significant impacts,

No mitigation measures required,

Not applicable

Not applicable

Not applicable

4.0 CEQA Considerations

Phase 1b/

Remainder
City12hase 2

948-231-17
048-231-18
048-221-09
048-251-69

A

& ==
=

i

¥ o 3 X

Impact 4-1: Under cumulative conditions, the
volume to capacity ratio at the East Lake
Avenue/Wagner Avenue intersection would
increase by more than one percent; and
therefore, the proposed project would result in a
cumulative impact to this intersection, which is
considered a potentially significant cumulative
impact,

MM 4-1: Project applicants within the County Entitlements
Atrea plaaning-area shall pay their proportionate fair share of
$81:250 towards installation of a traffic signal at the East Lake
Avenue/Wagner Avenue intersection prior to occupancy of any
development within the prepesed modified project arca. This
obligation will be met through payment of impact fees to the

City of Watsonville by the units located on City parcels (i.e.. 20
units in Phase 1a), and a portion of the County’s impact fecs
received by the County ($664 per unit) shall be paid 1o the City
by the Countv for a tota] of $132.700 towards the installation of
the signal. The estimated cost of this improvement is $265,400
325;000. %e—&ﬁaf%&mm#eawpéa&mg—thﬁmfe&pfegmm
and-fee-ordinance-and-will-adopt-the program-priorto-issuance
ef—a—buﬂdmgupeme—The City of Watsonville plans to install a

signal at the intersection of East Lake Avenue and Wagner
Avenue. The City of Watsonville shall coordinate with Caltrans

to approve design and installation of the signal.

Project Applicant

City of Watsonville

Prior to Occupancy
of Project

8080
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~J Remainder
N

04823104
04823117
04823118
048-221-09
048-254-09
048-211-25
019-226-42
H9-226-43
919-226-44

019-236-01

growth would result in an incremental increase
of water use that would continuc to contribute
1o depletion of water supply within the Pajaro
Valley Groundwater Basin, which is currently
in overdraft condition.

Area. In addition, future development shall be required to foe

} H-be-modified-to ensurc that project watcr
demand is fully offset (at a ratio of 1.2:1) either by comparing
pre-development water demand to post development water
demand or by participating in a water offset program with
{ixture and landscaping replacements in the City’s waler service
area or, a combination of both. The project applicants shall be
responsible for working with the City, or their designee, in
developing an offsct program that achieves the water saving
objectives and shall bear the costs associated with the offsct
program including any additional replacement of plumbing
fixtures and landscaping retrofits identified in the City water
service arca to meet the staied goals. Pre-development water
demand shall be accounted for on a per parcel basis.

and County of Santa
Cruz

Party Responsible Party Responsible Timi f
Phase/APN’ Environmental Impacts Mitigation Measures for l)m lcll:l entin for Verifying c lm";.g o
P 8 Compliance ompliance
contri ignificant-cumulative-impact-to | theirproportionate-fair share-coniribution-towards-a-traffie and-County-of Santa | of Projeet
hazardous-conditions-on-Brewinpton-Avepue rewington-Avenuesouth-of Crestview-Drive; Gruz
048-234-601 south-of-Crestview-Drive-as-a-result-of which-is-updating-its-impact fee-program—TI he-estimated-cost-of
0482317 | increased-traffie from-t sed-project: s i 000 re-program-witk-be
048-231-18 developed-by-both-the-City-and-the Gounty-to-ensure-these
048-224-09 improvemenis-are-fully-implemented:
048-251-09
04821125
41922642
819-226-43
H19-226-44
019-236-01
Adl-Phases Impact 4-3; The proposed project in MM 4-3: The City’s gr oundwatey i'T‘PaCt fee progr am shall Project Applicant City of Watsonville | Prior to Occupancy
1b/ combination with reasonably foreseeable future | 20Rly to all future development within the County Entitlements

of Project

6080
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SITE DATA
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p .’%mo AT.COUNTY PARCEL

CITY PARCEL PARKING uznumso:
20 SPACES/UNIT:

GUEST 1 PER 4 BEDRODMS, 12
YOTAL REQUIRED:

COUNTY PARCEL PARKING REOUIRED‘
1.5 SPACESN-AD UNIT:

2.0 SPACES/2-8D UN(T: au
2.5 SPACES/I-HD UNIT: 2
GUEST20ROFTOTAL 1L

Lf{%sre MX TOMPACT (20 FROWIIED))
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NoaH o L] .

JOB NO, 552.008
1.1

DATE  4-14-194

CITY & COUNTY
PARCELS

0i80Q




~
LN

CONSULTANTS

DEVELOPER:

MIDPEN HOUSING

478 Marn Sival Buke 204 Wore mita, G4 P5076
1) 107 7143 21741 7210 Fag.

COMIACL. CTNTHIA WANAGA

awanaga pmudpanbeunng erg

CIVIL ENGINEERS;

WHITSON ENGINEERS.

7428 farter Sirew) S 2 Boaual, CA 95073
BI1 4649357 831 4642334 FAY,
CONIACT BODNEY TRUALO
Negillosgwintin nurgimeny tom.

ARCHITEGT:

DAHLIN GROUP ARCHITECTURE/PLANNING
S8E3 OWENS DAIVE FLEASANTOM, CA #4588

CONTACT CHRS AFOFTOLOFOINOS

925 251.7200 923 231 230} FAX

coperiolopovtors: dahiingeou tom

LANDSCAPE ARCHITECT;
BELUNGER, FOSTER, STEINMETZ

474 Poerbi Senel, $i40 201 Manmwy, CA 91940
CONTACT SIMON FHILLIPS

8312669617
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ARCHITECTURAL PROJECT DESCRIFTION
PIPPIN APARTMENTS BY MIDPEN HOUSING

THE PIFFIN APARTMENTS WIL( BE A RESIDENTIAL COMKUNITY PROJECT CONSISTING OF 3 MULTI-STORY
BUNLDINGS AND WILL 8¢ DESIGNED SPECIFICALLY 7O FIT ON EACH OF THE CSTY AND COUNTY PARCELS,

THE SITE 1S LOCATED IN AN UNINCORPORATED AREA OF SANTA CRUZ COUNTY JUST DUTSIOE THE CITY
LIMITS OF THE CITY OF WATSONVILLE, CA ON A 3.8 GROSS ACRE STTE AT A% ATKINSON LANE, WATSONVILLE,
CA 95076, THE PAOJECT SITE CONSISTS QF A 2.4 GROSS AGRE COUNTY PARCKL AND A 1.4 GROSS AGRE CITY
OF WATSONVILLE PARCEL.

THE THREE BUILDINGS WILL NAVE A YOTAL OF FORTY- 81X (46) APARTMENT UNITS, CONSISTING OF 3 OHE w
BEDROOM, 29 TWQ (2) BEDROOM, AND 14 THREE (I) BEDRUOM UNITS. COMMON SPACES INCLUDIHG A
HMULTIPURPOSE AOOM, COMPUTER LAS, LOUNGE AREAS, CLASSRODH SPACE AND STORAGE ARE BEING
PROVIDED. OFFILES FIR PROPERTY MANAGEMENT AND SERVICK PAOVIDER ARE CENTRALLY LOCATED ON THE
GAOUND FLOOR TO ALLOW FOR EASY ACCESS AND VISIBILITY TO YHE TENANTS, UTRITY, STORAGE AND
HMANTENANCE ROOMS ARE ALSO LUCATED NEAR THE OFFICES. RACH BUILDING WiLL NHAVE MULTIME
STATRWELLS TO BE PROVIDED (NO ELEVATORS) ONSITE RARKING WILL INCLUDE 119 STALLS..

A SUCCESSFUL INFILL PROJECT STUDIES THE EXISTING CONTEXT OF THE HEIGHBOANOOD AND SITE SPECIFIC
FPEATURES. TIIE RURAL NEIGHRORNOODS OF WATSONVILLE HAVE AN ARCHITECTURAL CHARACTER THAT HAS
ROOTS I FARMHOUSE STYLE VOCABULARY. WHILE THEIR CHARACTER HAS VARIETY, THERE AHE SEVERAL
CONSISTENT ELEMENTS. THEY ARE PREDOMINANTLY SIMPLE FORMS WITH COVERED FRONT PORCHES THAT'
EXTERD THE ENTIRE V1D TH OF THE HOME OR A VERY SIMPLE STOOP. THE SIMPLE ROOE FORHS SUCH AS
GABLES MANY TINES LEND A SENSE OF SYNMETRY. MATERLALS ARE GENERALLY LAP OA BOARD AND BAYTEN
SIDING WITH YARIOUS LEVELS OF DETAILING ANG TRIM THAT 1S WHITE OR A CONTRASTING ACCENT COLOR,
“PME FROFOSED FROJECT HAS A SIMILAR VOTABULARY AND BLENDS INTO TS ARCHITECTURAL
SURROVHDINGS .

THESE ELEMENTS. CAN SUCCESSFULLY FORM THE FUNDAMENTALS OF 11K NEW ARCHITECTURE: AS THEY LEND
THEMSELVES T A FRESH INTERPRETATION OF FARMHOUSE STYLES. THIS FORM-BASED THTEAPAEYATION
CAN INCLUBE CLEMERTS SUCH AS SIMPLE GABLY FORMS, COVERED FRONT PONCHES AND LAP SIDING, BUT
WITH MORE EMPHASIS ON FORM AND LOLOA CHANGE THAM APFLIED DETARING. THIS CREATES A VISDAL
INTEREST IN THE BUILDINGS WHILE SIMPLIFYING THE DETAILING [N RECOGNITION OF THE IMPGRYANCE OF
REJUCING BUILDING MATNTENANCE EXPENSES OVER TINE.

THE LARGER BUILDINGS HAVE BEEN DESIGNED TO RESPECT THE WETUAND AREA OM THE SITE. & 50 SETRACK
HAS BEEK MAINTAINED YO NQT IMPEDE WITH THIS RIPARIAN AREA. THE LARGEST BIHUDING STEPS WITH THE
GRADE AND RETAINING WALLS HAVE BEEN ADDED TO PAESERVE TNE OFEN SPACE. TERRACED PARK LIKE
SPACES AND ABUNOANT LANDSCAPIHG HAVE BEEN ADDER TOU SOFTEN THE MARD EDGES OF THE
ARCHITECTURE AND 4DD SHAOE TO THE PARKING LOT AND DTHER OUTDOGN COMMON SPACES. IN ADDITION
TO THE OPEN SFACES LISTED EVERY UNTT WiLYL RAVE THE OPPORTUNITY TQ ENIQY SOME PAIVATE OUTRODR
SPACE IN EITHER A GROUND FLOGA PATIO ON DECK THAT ARE ACCESSED DIRECTLY F0OH EACH UNIT.
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NOTE: ALL EXISTING ON-SITE STRUCTURES HAVE BEEN REMOVED
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PROPOSED 2.3 STORY
APARTHENT SUILDINGS

. EXSTIG RESIDENCE
. EXSTHG CHURGH

DECEMBER 21ST - 10:00AM DECEMBER 21ST - 2:00PM

W“T NORTH
<2 e Wy 05 . 562 00a_

~t. PIPPIN APARTMENTS SITE PLAN grvazese DR crl?YA:Ec R ::\1147"

7] ATKINSON LANE, WATSONVILLE,CA SHADOW STUDIES £, 2nd Submital 2614 N pAncE”LE—"AS 1 O
ok MIDPEN PENINSULA THE FARM, INC. 2 3d Submttat 4.1.14 .

.
e
TASTONT B et ISR ALIN e 2 NTIS 6 L 1 mri

o

-

o

6180




0816

e L'Zv REBITZPNIR)
vibi-v  3iva

BO0'255 "ON 801

« n . .

HAYON

©

NVIdATN 31LIS

48 1248 VUV DRINNG TVROL
dERIT WOMII HGITE
46 T20°C U0 deMd

SYIHY HOO1d ONIATING

sy
.‘—.!'.’.-..-. b

U ¥

( fciuzsds mmuauxnumwnm' N
-

:nwnm:mnm:ua N Oy
DL Y B lnidnlmu ol W EESONAVMAANS 30
A00UTALW 8. CEVLD L NG QN 37 JTE SHUIAG 400 Al ¥
LETHLE B ONY AWWIAIK LI 0N L 1Y N
Vi S eLi a0 I8 Suiken ciand (Bl
Pt My SBVIA TUBPA 133008 1) ORA 4
e A LGB b

T SN

WASULdY

04 AINTESY FIA 1 WONLS LN WAVIY 4 M4 DM G VT T 0

unmu 20 8135 (0} F s ToE -A\wmm’““
«

HOIL9210Md SHs u

W4t 40 KA U310V AN NI ANL -uumuum;nai;:l
e

i BBy

v i
YD) CAAGUA 4% 1Y NOROLYLS R umnnnu
1munﬂmmuv A8 DaEu3, 1948 UTD

AL =i mcun S

TAOMAd Nd
L 01 aNOws DO UYL 0 SLIS i) 31l LnEa ThIL
WVFIIVAGHUBNOEI. TNV Wy Jv WKL ONY S0V ANARER Ts)
mwnauummau MYOHYLE. ‘K YA HiWA L1100
" HYld Bl ln(—auu 40 119 wadvaloions o Uagiaat
vis

A0 40V WOQ IR Sy OV NI YD i
bt nmn 181408 Thiny mmnmmlua omln
BHLBG) COrVIR L wddy

Pty R B2 u0 vervelur o
0 JSNIAVRLYCN WG TN Y AR
Y PRGN 0K SORANNG RILSAT umnm wnm-

fnswmnmnw
1414y j

3002 3414

1L FowatGhdasy

HOILINEISNOS J0 Farl

ST L) VIRNO.ATY . Yok A
WOITINIING NGO LN NI
B3 LO0 e VINEG AT, S ]
90 WORMDIAVBIHO A IVI 03T CINWEIAN
RO L3I0 M 4 I 2]
0D BUM WHNG AT 0102 ]
PO CHAUN VO AT G0E [
11190 50 WIWAT O/ 01U Bk 40 BNGRL MY
SO TN s ENCUDIOBUSE Pedyy b 7i1 1 AV YD

FFINUNINC G §i 470 THODYMIYes A VNG Voki HCINMESIUR VY
B

2 Y050 S NITITE VDI ATED
V0L B4 DOy i lxawnw.n«m-muasn

SISATYNY 2000 ONIQINE

vi-t-b  lenigng pig %7
¥1-9-2  |enmugng puz V7

SNY1d 40074

SURNPORUNS S |

"ONI 'WHVd THL VINSNINT NIJOIN *fw-u

VO'ATUANOSLYM ‘INYT NOSNIMLY

(o]
N~

S2LLZ-8P0 ALNNQD
2922610 ‘ALID | ONIATINg SINIGNLYVYAY Niddid
Ndv
¥
T : ¥
1 vy - 4
TE o o (X Al ‘l > 4
i i
| | !
H i
DURESR I — S
o e t g No
g [ N '\)
. | 4
3 i e g
4 i ¢ H K -~
! N
L
foma -
o ! =3 M 2300
b | F=A\ ‘ =
3 [ i dae g
@ H i §
O]/
\
a ! [ i H i
4 H 3 | " 1 b
L - e L E R RN RIS S0 1
) : !
% 24} 250, X% x5 d & xat Loy
az X v-IT -l 3
Tan ;
SiNATY ! 1 =g 2
¥OGE OGN0
{3vN0LE ) I a0 L L T T ]
sERNERR! S
s HOOTd4 18y
LaAaIAe
LAV 08 AMIRADD WY @
ANV el TRLNEGES I
WGV S RETHS IR v INYanao
-——-——-—_._~.__._.___ﬁ!§‘%§ o - {
5 P 3 4
‘m"""g i - 20 e T 0 T R 1 ) N
ICK-I\JASI‘ l I
1073003 104 YvHE RV K nnwmmw i i H
nnmmu""ij‘%‘ o : j
SMuNGIEE i vy Jo g T \
“e -Im.\mwisn’l EORNAR A6 TV AL T e -
OO AN S {
TUMSCLmE e slve o @ $
BE =201 a5 ca'% MQIING &5 Y 01 n
U4 INPAIN B0 1 KAOIBAT 4 b aaT . q ]
YL 3 < b
2 W 00 20 V0L OV YOI S L0 M M4 vy o e 3 g
VoA )a9 50 VENY HOOUE 1LY MOO0W JuN | g
oY Toor YTavL) ANCAS (
W34 VBNV Mok {
NSAT ( ,
Tl » FAEMET VAUV GO0V YA IY WOUTA QKO IS H < i
NIMI"ilmI ﬂl'm“\ﬂb—"’mﬂliill (
e oy I { [
Wiy won i & !
uum»mm-um }
VIARY BOOT] 'Nﬂ 10V 1 318VMQT E
ot em s ety H ! H 2
R vl s SO | ) | . N
Ky 4 . * o)
i aw e ey ' : SHIVIS , ‘
BN 0% T oo i T L l 5 ! i ' - I R .
e SIO0TY i - . ¥ N % £ ’ .
AHOEH wmaw:mmmw +T L4 ' " ’-':' e} = 2 o3 .1:'!’. o s .
waun n : : Ao
BBLTY  SanWubey
ADNYANIIO

¢



o

08

A et

L e
s

i

sl

)

%

[}
i

o i i 8
3 5: K> o o) H
14 S < s BE
g _ o s :}_. ¥ Y
v i A % <
- / <7 N LI Y4 - ) \;
!
i
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Atkinson PUD

ORDINANCE NO.
0862

ORDINANCE AMENDING A PLANNED UNIT DEVELOPMENT AS ALLOWED BY SANTA
CRUZ COUNTY CODE RELATING TO ESTABLISHMENT OF DEVELOPMENT STANDARDS

FOR APNS: 048-211-25, 048-221-09
The Board of Supervisors of the County of Santa Cruz ordains as follows:

SECTION1

A Planned Unit Development is hereby granted to the property located between Atkinson Lane
and Brewington Avenue, in the Pajaro Valley Planning Area, also known as the Atkinson Lane Housing
Site, and shown on Exhibit A attached hereto and subject to the conditions shown on Exhibit B, attached

hereto.

SECTIONH

The Board of Supervisors hereby adopts the recommendations of the Planning Commission for the
Planned Unit Development as described in Section I, and adopts their findings in support thereof without
modification as set forth below:

1.

Ln

That the proposed location of the uses are in accordance with the objectives of the County
Code and the purposes of the district in which the site is located.

That the proposed location of the Planned Unit Development and the conditions under which
it would be operated or maintained will not be detrimental to the public’s health, safety or
welfare, or materially injurious to properties or improvements in the vicinity.

That the proposed Planned Unit Development will comply with each of the applicable
provisions of Chapter 18.10 of the County Code.

That the standards of dwelling unit density, site area and dimensions, site coverage, yard
spaces, heights of structures, distances between off-street loading facilities and landscaped
areas will produce a development that is compatible with and integrated into the surrounding
built and natural environment consistent with the objectives of the County Code.

That the standards of dwelling unit density, site coverage, yard spaces, heights of structures,
distances between structures, off-street parking, and off-street loading facilities will be such
that the development will not generate more traffic than the streets in the vicinity can carry
and will not overload utilities.

That the combination of different dwelling and/or structure types and the variety of land uses
in the development will complement each other and will harmonize with existing and
proposed land uses, structures, and the natural environment in the vicinity.

That the degree of departure from the required development and density standards is roughly
proportional to the benefits provided to the neighborhood and/or the community in which the
Planned Unit Development is located.

That the proposed development is consistent with the General Plan/Local Coastal Program
Land Use Plan.
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08
SECTION 11 63

The Board of Supervisors hereby adopts the recommendations of the Planning Commission for the
Development Permit as described in Section I, and adopts their findings in support thereof without
modification as set forth below:

1.

h

That the proposed location of the project and the conditions under which it would be
operated or maintained will not be detrimental to the health, safety, or welfare of persons
residing or working in the neighborhood or the general public, and will not result in
inefficient or wasteful use of energy, and will not be materially injurious to properties or
improvements in the vicinity.

That the proposed location of the project and the conditions under which it would be
operated or maintained will be consistent with all pertinent County ordinances and the
purpose of the zone district in which the site is located.

That the proposed use is consistent with all elements of the County General Plan and with
any Specific Plan which has been adopted for the area.

That the proposed use will not overload utilities, and will not generate more than the
acceptable level of traffic on the streets in the vicinity.

That the proposed project will complement and harmonize with the existing and proposed
land uses in the vicinity and will be compatible with the physical design aspects, land use
intensities, and dwelling unit densities of the neighborhood.

The proposed development project is consistent with the Design Standards and Guidelines
(sections 13.11.070 through 13.11.076), and any other applicable requirements of this
chapter.

SECTION IV

This ordinance shall become effective 31 days after adoption.

PASSED AND ADOPTED this day of 2009 by the Board of Supervisors of the
County of Santa Cruz by the following vote:

Attest:

AYES: SUPERVISORS
NCES: SUPERVISORS
ABSENT: SUPERVISORS
ABSTAIN: SUPERVISCRS

Chairman of the Board of Supervisors

Clerk of the Board

APPROVED AS TO FORM:

County Counsel
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EXHIBIT A

Planned Unit Development
Conditions of Approval

Property located between Atkinson Lane and Brewington Avenue,
in the Pajaro Valley Planning Area.

APNs: 048-211-25, 048-221-09
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Atkinson PUD

EXHIBIT B
0865

Planned Unit Development
Conditions of Approval

Property located between Atkinson Lane and Brewington Avenue,
in the Pajaro Valley Planning Area.

APNSs: 048-211-25, 048-221-09

This 16.8 acre site contains 10.0 useable (developable) acres, 1.3 acres on APN 048-211-25 and 8.7
acres on APN 048-221-09, equating to a total development petential on countv parcels of 200
dwelling units, 26 on APN 048-211-25 and 174 on APN 048-221-09; of these, 30 total affordable
units are required under County Code Section 17.10.030(b)(1), 3 units plus an in-lieu fee for 0.9 of
a unit on APN 048-211-25, and 26 units plus an in-lieu fee for 0.1 of a unit on APN 048-221-09, and
51 total affordable units are required under County Code Section 17.10.030(b)(6), 7 on APN 048-
211-25 and 44 on APN 048-221-09. Development of this site is by-right in that the use and density
for the site are not discretionary. A Level VII design review hearing is required.

The EIR evaluating this PUD also evaluates adjacent land area for development by the City of
Watsonville. This PUD addresses only two cited parcels above, and the County will not be
responsible for the remainder of the development plan discussed in the EIR.

The term “Countv Entitlements” is introduced in the Settlement Agreement that the Santa Cruz County
Farm Bureau, the County of Santa Cruz. and the Citv of Watsonville entered into on 2/14/2011 and
refers to the County’s actions on June 9. 2009 related to this project. The “Countv Entitlements Area”
evaluated by the 2009 EIR and its 2014 Addendum also includes APNs 019-226-42 (MidPen parcel) and
019-236-01 (Lamb parcel} located within the Citv of Watsonville, which are considered to have a
development potential of an additional 20 units that the Settlement Acreement allows to be considered
for approval bv the Citv of Watsonville,

D General Site Standards

A) All requirements and standards contained in Section 13.10.475 through 13.10.478 of the
County Code (Regional Housing Needs “R” Combining District) shall be applicable unless
expressly modified by the conditions of this Planned Unit Development (PUD).

B) Development Standards. The following development standards supersede the development
standards in the County Code. Unless specifically defined below, developments must meet
all required development standards in the County Code at the time the Design Review
application is deemed complete. All of the site standards contained within Chapter 13.10
shall be applicable unless modified by this Planned Unit Development.

1) Circulation and Parking Requirements

(a) Parking requirements.

(1) 1.5 spaces per studio or one-bedroom unit;

(i) 2.0 spaces for two-bedroom unit;

1
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(ii1) 2.5 spaces for three-bedroom unit; and
. . 0866
(iv) 3.0 spaces per four-bedroom unit.

(v) Anadditional 20% of the total number of parking spaces to accommodate guest
parking.

(vi) The Board of Supervisors, as part of the Design Review Permit, may consider a
reduction to the required on-site parking standard above. Any request shall
include an on-site parking management plan prepared by a traffic engineer.

(vii) The maximum number of required parking spaces that may be compact in size
shall be as specified in County Code Section 13.10.553 (e) or its successor
ordinance.

(viii) The standards for off-street parking facilities as outlined in County Code
Section 13.10.554 at the time of application is deemed complete shall apply.

(b) Circulation Requirements. Primary access through the PUD area will be provided via

a collector street that will extend north from Brewington Avenue to be constructed by
the first developer of APN 048-221-09 (Lamb parcel in County) the Phase ¥
Development-Area. An emergency-only access road through APN 019-236-01 (Lamb
parcel in City) will serve future both-the Phase Land Phase 2D dev elogmem Areas on
APN 048-221-09. This emersency access road shall not be used for primary access to
the project site and shall onlv be used for secondary access if the extension of
Brewington Avenue up to and including the roundabout is completed through a
development project. An access road from Atkinson Lane along the existing vehicular
easement leading to the PG&E site will provide access to APN 048-211-25.

(¢) Roadway Design. The following standards shall apply to roadways on the project site:

(i) Right-of-Way Width:

e 32 feet for access to APN 048-211-235: two 12-foot travel lanes and an 8-foot
parking shoulder on east side only,

¢ 52 feet for Brewington Avenue extension (Collector Street): from east to west,
6-foot sidewalk, 8-foot parking shoulder, 4-foot bike lane, two 12- foot travel
laneb, 4 foot bike lane and 6- foot sxdevyaik ées.—:{er?r&éewa‘ =

& d—m%—ﬁ“n@ﬁl’—{ﬂ&l

o 20 feet for two-way interior driveways,
e 12 feet for one-way driveways, and

o 20 feet for the temporary emergency-only access through APN 019-236-01 to
APN 048-221-09

(i) Improvements: Where possible, pedestrian improvements shall connect with
existing infrastructure in the surrounding neighborhoods.

(d) Bicycle Storage. A minimum of one Jockable storage space for bicycle storage shall

be provided for each dwelling unit. This lockable storage space may be located within
a larger exterior storage area provided for the unit, or in a garage.

=~
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(e) Accessibility. Developments must meet accessibility requirements of Title 24 of the
Building Code or successor code in effect at the time the Building Permit application
is submitted.

(1) Accessible parking shall be provided consistent with California State Law, 0867

This applies to the design and location of parking spaces, number of accessible
spaces provided, and accessible path of travel through the development and to the
public right-of-way.

2) Requirements for Structures

(a) Number of Stories. A maximum of three (3) stories as defined by the County Code
exclusive of subsurface parking is allowed.

(i) Three stories are allowed except in areas restricted to a two-story maximurm, as
delineated in Section 1.B.2.a(ii) below, in order to provide a logical transition
between existing neighborhoods and higher density development.

(i) To reduce bulk and mass, efforts shall be made to provide articulation and
architectural features and to provide a transition from the adjacent properties.
This transition shall be achieved by the following:

e Restricting buildings to 28 feet and two stories in height adjacent to existing
homes located along Atkinson Lane. See Section 1.B.3.b for further detail.

» Requiring buildings facing public roads to incorporate features such as step-
back heights, articulation, variations in finishes, glazing, building separation
and varied roof heights.

(b) Height. Height of three-story structures may be up to 37 feet, exclusive of sub-surface
parking, and the height of two-story structures may be up to 28 feet, exclusive of
subsurface parking. Height will be measured in accordance with the provisions of
County Code Section 13.10.477.

(i) For any structure proposed to be within 2 feet of the maximum height limit, the
building plans shall include a roof plan and a surveyed contour map of the
ground surface, superimposed and extended to allow height measurement of all
features. Spot elevations shall be provided at points on the structure that have
the greatest difference between ground surface and the highest portion of the
structure above. This requirement is in addition to the standard requirement of
detailed elevations and cross-sections and the topography of the project site, that
clearly depict the total height of the proposed structure above preconstruction
natural grade and finished grade.

3) Site Standards

{(a) Lot Coverage and Floor Area Ratio. Lot Coverage Site Standards and Floor Area
Ratio Site Standards specified in County Code Section 13.10.323 (b) do not apply.

(b) Setbacks. The following setbacks are established from the perimeter of the subject
property, as shown on Exhibit A, to the structures in aggregate and are as follows:

(i) APN 048-211-23, located west of wetlands

¢ North: 3 feet if developed in conjunction with adjacent City parcel,
otherwise 10 feet.

i *87
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s West: 5 feet from 32-foot wide access roadway, located along the
existing vehicular easement

» East: outside 30-foot wetland buffer 0868
s South: 10 feet
(i) APN 048-221-09, located north and east of the wetlands

o 1. North: 15 feet for 2 story structures, 20 feet for 3 story structures

o . West: outside 50° wetland buffer

~

2. East: outside interim 200’ agricultural buffer or 3 feet if developed in
conjunction with the adjacent Citv parcel.

s 4. South; outside 50° wetland buffer and not less than 15 feet from the
property line.

o Phase2Developiment-Area:

1 North 135 feet for2 - 2stopy-stractures20-feet-for 3story

o~

. . } v'_ l g g .

(iii) For projects involving a Tentative Map, the interior setbacks and lot size shall
be established through the Design Review process and are not subject to
obtaining a Residential Development Permit under County Code Section
13.10.323(d)(1)(A) or its successor ordinance.

(¢) Wetland Area. A Riparian Exception approving a buffer of 50 feet from the edge of
the delineated wetland area on the property is included with the adoption of this PUD.

Inside this buffer limited activities will be permitted, mciudmg piacement of

mterpretn e ngnage at the penmeter of the buffer aﬁé—%. S

ef—ﬁaﬁ%te—Sﬁeekes—No hohtmq mll be placed wuhm the npanan buffer

—Resteratien-ofthewetland-and-theremoval ofnen-native species frot
afea-aﬁé—b{ﬁ&emmaﬁeém%mmwehﬂw-e ﬁiﬁ}m"’ﬂﬁ{?ﬁ‘—p«l‘ anwetia

(i1) A Riparian Exception is granted by this PUD for the encroachment, installation,
and maintenance of drainage outlets and energy dissipaters into the 50 foot
buffer area. and interpretative signage under the following conditions:

s No disturbance is allow: ed \’»Jthm belevthe erdisary En;h watermarkeof the
mapped wetland ~ether-thes f’“’ﬁﬂ%ﬁﬁtfi’ﬂﬂe:’r‘fﬂq wred-bySeepeniX-of
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e Prior to issuance of the building permit for the first permanent structure, 0869
drainage plans complying with the requirements of this PUD, particularly
those related to runoff-reduction and Low Impact Design guidelines, shall be
reviewed and approved by both DPW Drainage and Environmental Planning,

s Prior to issuance of the building permit for the first permanent structure, the
applicant shall provide the County with a copy of the California Department
of Fish and Game{CDEG) Wildlife (CDFW) 1602 Streambed Alteration
Agreement, or a statement from the EBFG CDEW that no permit is required
for therestorationand drainage improvement construction activities to occur
within the wetland-er wetland buffer area.

(d) Stormwater Management. Consistent with Section IX.G- 3.8 MM 3.8-1a and MM
3-8-1b;development in-the-PUD-area within the County Entitlements Area will utilize
the wetland for stormwater retention and the developer or developers shall be
responsible for providing a detailed final drainage plan and analysis demonstrating
maintenance of the predevelopment 2-vear, 2-hour release rate and storase as well as
the S-vear predevelopment release rate while providing storage volume for the post
development 25-vear storm. and retaining existing functions of storage, filtration,
mﬁitraﬂon and evaporation of stormwater. Phase fshall-be-responsibleforthe

' %pe%ée&eﬂﬂmﬁmﬁ-%@%{edmﬂxe@&d&e«}kww@%%

2 .M@e%eger—a%—ﬂae—ﬁaezez—g&&ieﬁﬁaeﬁ{
: desios 'Hd—th’%ﬁiﬁi@M@ﬁéﬁﬁiﬁgew%%ﬂhl
: 239 R0 Hﬁ@éa—w%@m@ﬁ{«i@w}&ﬁa—rﬁ%ﬂ ofsk
Q&%H&m&ﬁ%%%ﬁlx%e“ aft e
thisJoeation-shal-berequired:

(i) Final drainace plans shall include information recarding detailed hvdrologic
modeling: existing facilities: soil and topographic data: erosion control and best
management practices (BMPs): descriptions of proposed flood control facilities:
Low Impact Development (LID} techniques: compliance with waste discharve
requirements; phasing and implementation: identification of the entitv that is
responsible for facility design and construction: Clean Water Program
compliance: and facility maintenance to ensure for long term vegetation
maintenance and access.

(1) Low Impact Design (LID) techniques that maximize infiltration, minimize
runoff volumes and rates, and minimize pollutant loadings, shall be
incorporated into the project design. Such practices would include:

¢ Providing on-site treatment for low-flow storm events

e Enhancing treatment of off-site flows

e Providing vegetated swales for water quality treatment

e Designing for large event flood control

¢ Incorporating landscape features that enhance water quality; and

+ Limiting the post-development runoff rate and volume to the predevelopment
runoff rate and volume, to the maximum extent possible.

1:3;2 s 8 7
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(¢) Open Space. The open space requirements specified in County Code Section 08170
13.10.323 e(6)F shall not apply. Instead, the developer will be required to provide a
minimum of 50 square feet of private open space per unit, and a minimum of 150
square feet of common open space per unit. Common open space may consist of
active or passive recreation space, designed with both children and adults in mind.

(i) The Design Review process shall determine the final configuration and location
of open space on-site, with special consideration for the opportunity to
incorporate passive open space adjacent to the wetland area and active areas that
are safe and observable from adjacent housing units.

(f) Signs. Any signs shall comply with Section 13.10.580 or any successor ordinance and
the location and design shall be reviewed and approved as part of the Design Review
process. The following signs are allowed:

(i) A non-illuminated temporary sign pertaining to the sale, lease or rental of a
dwelling and limited to six square feet in size or less.

(i1) A permanent identification sign, in-directly illuminated, of 12 square feet or
less.

(g) Site Planning. The following guidelines shall be used in evaluating a development
proposal during the Level VII Design Review Permit process.

1 Where natural features exist, such as wetlands and drainages, open spaces
should be preserved and used to frame and define residential areas.

(ii)  Grading should limit the visual distinction between graded and adjacent
natural landforms and be contoured to blend into adjacent open spaces.

(iif)  Varied building heights are encouraged, both to provide visual interest and
give the appearance of a collection of smaller structures. Building heights at
the edge of the subdivision should be considered within the context of the
project’s surroundings, the adjacent uses, and should create a transition from
the heights of adjacent existing residential development rather than form
abrupt height changes. Section I.B.2.a(ii) addresses this concept in further
detail.

(iv)  Arrange unit types to provide a logical transition between existing
neighborhoods and higher density portions and provide complete consistent
streetscapes along existing street frontages.

v) Orient buildings and associated improvements to minimize noise, light, glare,
and other visual impacts to adjacent residential neighborhoods.

(vi)  Use buildings, landscaping, contrasting paving, and site design to frame
neighborhood gateways and define common open spaces.

(vii) Utilize permeable materials for walkways, driveways, alleys, and patios where
possible and locate impervious areas to drain into bioswales or other
stormwater detention features.

(vili) Incorporate Best Management Practices (BMPs) for bioretention systems.

(ix)  Site orientation and building design should consider the use of alternative
energy sources and passive solar design concepts.
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(x) The siting of multi-family buildings should consider the existing 0871
neighborhood context. Where buildings are not configured around courtyards,
gathering areas, and open spaces, they should be criented parallel to the public
street or the internal streets, with some setback variation to provide visual
relief, ,

(xiy  Public, communal, and private spaces should be clearly distinguishable.

(xii) Ground floor units should have direct access from streets and common spaces.

(xiii) Entry drives should be designed to create a positive identity for the project.
Landscape and site design should frame and distinguish entry drives.

(xiv) Parking should be unobtrusive and not disrupt the quality of common spaces
and pedestrian environments. It should be distributed throughout the site in
discrete courts and shall be screened by landscaping or buildings.

(xv)  Services should not be visible from public areas. Trash bins, utility meters,
transformers, and other service elements should be enclosed or otherwise
concealed from view.

(xvi) Common open space should be centrally located, have a physical and visible
connection to public open space, and connected to each project’s internal
pedestrian system.

(xvii) Common spaces should incorporate play equipment for children and adults
that are sized to accommodate the anticipated level of use and located such
that they are safe and observable from adjacent areas. Additionally, a properly
sized community garden site shall be provided.

(xviii) The construction of road and/or utilitv stub outs that can be easilv used for
future development on APN’s 048-231-01. 048-231-17. 048-231-18 (portion
of). and 048-251-09 and which are not part of the project authorized by the
Countv Entitlements or that would give credence to any arcument that
development of the Specific Plan Area was envisioned by and should be
considered as part of the project authorized by the Countv Entitlements. shall
be prohibited as part of anv countv-approved entitlements that use the 2009
EIR and its 2014 Addendum. All utility connections and road access are
independent of the Watsonville Specific Plan Area and the County shall not
take anv action with respect to development in the Countv Entitlements Area
that would necessitate or encourage the development of 8 Wasner Avenue
Extension.

o The above paragraph shall not applv to use of APN 019-236-01 for
secondarv access purposes. APN 019-236-01 shall not be used for
primary access 1o the proiect(s) authorized to occur within the County
Entitlements Area consistent with the EIR and its Addendum. and shall
only be used for secondarv access if the project(s) authorized bv the
Countv entitlements completes the proposed extension of Brewington
Avenue up to and including the roundabout depicted within the Countv
Entitlements Area.

(h) Architectural and Building Design Standards. The following guidelines shall be used
in evaluating a development proposal during the Level VII Design Review Permit

Process.
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(i) The requirements of Chapter 13.10 relating to distance between structures shall
not apply.

(i) Provide a variety of architectural styles using high quality architectural 0872
materials.

(riii) All facades, including side and rear elevations, should have the same vocabulary
of forms, details, and materials.

(iv) Create visual interest through the use of articulated facades, forms, and color,
but maintain consistent architectural style and details on both the exposed
facades of corner lots. Break up large wall and roof surfaces using three
dimensional elements on facades, such as chimneys, balconies, bay windows or
dormers.

(v) Incorporate energy-efficient building siting standards and materials.

(vi) Building forms should be articulated by varying roof heights and wall planes.
Long, unbroken volumes and large, unarticulated walls and planes shall not be
- permitted.

(vii) Roof forms should cover the entire width and depth of buildings. Superficial
roof forms (such as mansards affixed to the building) or false fronts, facades
and parapets, shall not be allowed.

(viii) Flat roofs are strongly discouraged.

(ix) Individual entries should have a strong relationship with a fronting street,
internal walkway, or courtyard, as appropriate to the overall siting concept. A
transitional area from the public space or walkway to the private dwelling unit
entry, such as a porch, steps, or landscape walkway, should be provided.

(x) Each dwelling unit’s entry should be differentiated through architectural
elements such as porches, stoops, or roof canopies, and detailing. Opportunities
should be provided for residents to personalize their entry by providing ground
level space or wide ledge for potted plants.

(xi) Stairways, fences, trash enclosures, and other accessory elements shall be
designed as integral parts of the architecture. Manufactured components
attached to the outside of buildings, such as stairways and shed, shall be
prohibited.

(xii) On-site mechanical equipment visible from buildings or a public street should
be screened.

(i) Materials and Color. The following guidelines shall be used in evaluating a
development proposal during the Level VII Design Review Permit process.

(i)  Architectural design within each residential subdivision should use a palette of
materials that convey an image of quality and durability.

(i1) Color should be used as an important design element and should be natural or
muted tones. Appropriate use of more than one predominant paint color is
encouraged. Compatible accent colors are encouraged to enhance important
building elements.

(iii) Painted surfaces should use colors that reinforce architectural concepts and are
compatible with natural materials such as brick or stone.
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(iv) Structures designed with obvious references to styles or periods should be

consistent with that style or period.

08173
() Landscaping Standards. The following guidelines shall be used in evaluating a

development proposal during the Level VII Design Review Permit process,

(i)  All developable site areas not covered by structures, walkways, driveways or
parking spaces shall be landscaped.

(it) Use specimen trees and accent plant materials at major focal points, such as
entries or where major walkways intersect with common open space areas.

(iii) Landscaping should support the distinction and transition between private,
common and public spaces.

(iv) Design landscaping that is permanent with automated irrigation. Water-
intensive plants, such as lawns and flowering exotics, should be used sparingly
as accents.

(v) Use drought tolerant, native landscaping and drip irrigation is encouraged in
common area landscaping.

(vi) Vines and climbing plants on buildings, trellises, walls and fences are
encouraged, both to provide an attractive appearance and to minimize graffiti.

(vii) Parking lots should be generously landscaped to provide shade, reduce glare and
provide visual interest. Parking lots shall provide shade trees (of at least 13
gallon in size) for each four (4) spaces, and should be screened from view with
architectural walls, berms or shrubs where possible.

(vili) Incorporate natural features and existing trees into the landscape plan to the
extent practical and feasible. :

(k) Lighting. The following guidelines shall be used in evaluating a development
proposal during the Level VII Design Review Permit process.

(i)  Provide lighting for specific tasks (i.e., illuminating common areas, parking,
driveways, paths, and entryways).

(i1) Lighting should be mounted on architecturally designed fixtures that are
consistent throughout the subdivision and are less than 16 feet in height, and
preferably lower.

(ii1) Place and design outdoor lighting around buildings, in parking lots, and along
streets to prevent excessive “spillover” glare into adjacent residential and
habitat areas and minimize night sky illumination.

(iv) Lighting in parking areas should be arranged to prevent direct glare into
adjacent dwelling units and onto neighboring uses/properties.

(v) Incorporate cutoffs into light fixtures to screen the view of light sources from
residences. '

(1) Agricultura] Buffer (Interim). The following guidelines and requirements shall be
used in evaluating a development proposal for Hre-Phase--Development-Areaef APN
048-221-09.

(1) TFseintesim As applicable. an Agricultural Buffer shall be shown on all plans
P

for project(s) located on the-develepment-ofthe Phase I Dovelopment-Areaof
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(ii) A 200 foot interim Agricultural Buffer shall be established on APN 048-221-09
consistent with County Code Section 16.50.095 with the following exceptions:

mm&ﬁ%lhﬂqlﬂ}ﬂk%m}m%{ﬁ%ﬁb}é—b{i‘i—i‘%ﬁe—t&qe—%—&*ﬁ
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o  TheBrewinsten-Avenue-extensionIf the Brewington Avenue extension is
located within the Agricultural Buffer. it shall be oriented along the western
edge of the interim Agricultural Buffer to the extent that this alignment
facilitates good site planning. All non-auto uses including parking, bike lanes,
sidewalks or any other pedestrian use shall be limited to the western roadside
only until such time as the interim Agricultural Buffer is no longer required.

e The interim Agrticultural Buffer shall not be used for public recreaton. park
purposes. trails. picnic areas. roads (other than Brewinston Avenue Extension)
or sidewalks or other similar uses that would encourage public use of the
buffer area.

e The construction and maintenance of the Brewington Avenue extension and
other infrastructure needed to support the Countv projeci(s) authorized by the
County Entitlements shall be permitted within the Agricultural Buffer,

In Project Review

A) Entitlements. All entitlements, with the exception of the building permit application review
shall be processed concurrently at Level VII, subject to the processing provisions of
13.20.100, 18.10.210, 18.10.332, and 18.10.211.

B) Tentative Map. If a Tentative Map approval is required, it must be included in the
application. A Residential Development Permit, as required by Section 13.10.323(d)(1)(A),
is not required.

1) Development that includes approval of a Tentative Map is subject to the provisions of the
Subdivision Map Act and Chapter 14.01. Where a Tentative Map is proposed, the public
hearing shall be expanded to address findings necessary under the Subdivision Map Act.
Wherever possible the environmental review performed at the time the PUD is adopted
will be utilized in the processing of the Tentative Map unless the Environmental
Coordinator determines that additional California Environmental Quality Act (CEQA)
review is required based upon the available information.
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II)

A)

B)

projects. The development area consists onlv of the County Entitlement Area parcels and
does not include parcels that comprise a possible future Citv Specific Plan Area. as follows:

County Entitlements Area Specific Plan Area 0875
048-211-25 (MidPen County Parcel) 048-251-09
048-221-09 (L amb County Parcel} 048-231-18
019-226-42 ( MidPen City Parcel) 048-231-01
019-236-01 (Lamb City Parcel*) 048-231-17
* emergency access onlvy) 019-226-43
019-226-44

1} An emergency access point off of Atkinson Lane will be required, through APN 019-236-
01, for the development of APN 048-221-09. This emergency access may be abandoned
at such time as Bre\n mgion Lane is connected to Atkmson Lane w&H{ 1281 '

2) The development of APN 048-221-09 will also require the construction of the
Brewington Extension roadway and the extension of the south-bound left-turn pocket at
Crestview Drive/Freedom Boulevard intersection required by Section IX.X= 3.13 of this
PUD

3) 4The two APNs that compose this site may be dev e}oped as separate projects, and cost
of on-site work related to drainage an ztren shall be shared between the
two parcels.

4) 53 APN 048-221-09 may be subdivided and developed as separate projects, providing
that all requirements of the Subdivision Map Act are met, and providing that the entire
parcel is master planned in a manner consistent with this PUD. The Master Plan must
include, but is not limited to, elements such as roads, utilities, open space, and interior
setbacks.

(a) Each phase of development shall be responsible for its fair share of the 40%
affordable housing requirement, unless an alternative plan for the distribution of
affordable units is approved at the time of the first Level VII Design Review on each
of the parcels.

Affordability and Financing

Affordability Level. All development proposals for these parcels are required to provide a
minimum of forty (40) percent, of the total number of units as affordable, as defined by
County Code Section 13.10.475.

Farm worker Housinz. To the greatest extent feasible, development proposals that provide

affordable housing opportunities for farm workers shall be aiven preference on APN’s 048-

221-09 and 048-211-25. In an effort to maximize outside funding sources for these

development proiects. the Countv and/or its development partner(s) will pursue all available
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funding opportunities. including funds from the Farm Bureau or its affiliates for farm worker
housing. Countv staff shall confer with the Farm Bureau though its attornevs Wittwer &
Parkin LLP about the Farm Bureau’s available funding prior to considering an application to
the County for development proposal(s) on APN’s 048-221-09 and 048-211-25, Nothing in
this section is intended to conflict with or supersede the goals relating to affordable housing
in the PUD pursuant to the County Entitlements as stated in the MOU between the Citv of
Watsonville and the Countv of Santa Cruz. dated June 12, 2007.

C) Financial Liability

0876

1) Inthe event that a developer believes that the affordable housing requirements for a
project proposed for this site renders the project financially infeasible, the developer may
request relief from a proportional amount of the affordability requirements. That request
shall be submitted to the Planning Director with all supporting information, including the
development pro forma for the project. The Planning Director shall analyze that request
and make suitable recommendations to the Board of Supervisors. In the event that the
Board finds that the developer has provided evidence that fulfillment of the affordable
housing requirements renders the project financially infeasible, the Board shall grant an
increase in the allowed unit resale price, above the price restrictions contained in Section
17.10.030(b)(1) and Chapter 17.10.030(b)(6) of the County Code, in an amount equal to
that required to render the project financially feasible. In the event that such price
modifications are granted, the developer shall grant the County Redevelopment Agency
the option to purchase units at the revised sales price for the purpose of writing them
down to suitable levels of affordability, consistent with the intent of this PUD.

D) Participation Agreement

1) Prior to Building Permit issuance or prior to filing of the Final Map, if one is required,
the developer shall enter into a Certification and Participation Agreement with the
County of Santa Cruz to meet the Affordable Housing Requirements specified by Chapter
17.10 of the County Code and as noted in PUD Sections II1.A. and II1.B. above.

E) Infrastructure

1) In order to provide for an equitable distribution of infrastructure costs between the City
and the County, the developer shall be subject to the following conditions:

(a) The payment of all applicable County of Santa Cruz and Citv of Watsonville impact
fees; as further described in a 2014 executed Atkinson Memorandum of
Understanding between the Countv of Santa Cruz and the City of Watsonville. and as
d1>cus<ed in the 4014 EER Addendum «ﬁé nwé-éaﬂwmhaﬁ—&&mﬁﬂ{ﬁof«;m
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F) Financing 08717

1) The County and City shall develop a financing mechanism such as a Municipal Services
Mitigation Pavment, PH-GT; CFD, CSA, or other tool to address any shortfall between
tax revenues generated by the project and the cost of providing services to the area, as
required by Section [X.F 3.12 MM 3.12-1.

(a) Ifthe City of Watsonville and the County of Santa Cruz have established a
Community Facilities District for the PUD Area prior to final approval of a Level VI
Design Review application by the County, the project applicant shall be subject to the
conditions of that District.

(i)  If the above condition is not met, the County shall, in the case of an application
for the development of an affordable rental project, create a Municipal Services
Mitigation Pavment requirement as a condition of approval PaymentinTieu-of
Faxes-proeram to meet the funding gap associated with the development.

IV)  Design Review
A) Public Hearings

1) Development proposals shall undergo Design Review and a public hearing process
limited to design issues only. No discretionary permit is required for the by-right density
or use of the site. For development proposals under these by-right provisions, applicants
must apply for a Level VII Design Review, which requires review at public hearing by
the Planning Commission and Board of Supervisors. The Design Review Permit is valid
for a maximum of three (3) vears. In order for the Design Review Permit to be exercised,
the building permit shall be issued within the three-year period.

(a) Requests for a time extension for the Design Review Permit shall be processed asa
Level Il permit review. The permit may be extended for one year up to five (5) times
for a total permit life of eight vears.

B) Development Standards

1) All requirements of the Site, Architectural and Landscape Design Review (Chapter
13.11) or successor ordinance in effect at the time a Design Review application is
deemed complete for processing shall be applicable unless modified by this PUD.

2) All applicable requirements and standards of the Zoning Regulations (Title 13, Chapter
13.10) and Environmental and Resource Protection Regulations (Title 16) in effect at the
time a Design Review application is deemed complete for processing shall apply unless
modified by this PUD.

3) A geotechnical report shall be prepared for the site. Four copies of the report shall be
submitted to the County for review at the time of project application and accepted prior to
the application being determined complete. All requirements and recommendations of the
approved report shall be incorporated into the project design. A Plan Review letter shall
be submitted as part of the Design Review submittal and Building Permit Submittal. All

140 87




Atkinson PUD

future development on the site shall comply with the requirements of the accepted
geotechnical report prepared by a licensed geotechnical engineer.

4)

A-resterationplans g-slzat-k
All future development on the site shall comply with the requirements and mitigations

established by the EIR conducted for this project, on file with the County of Santa Cruz
Planning Department.

C) Minor Variations

1) Minor variations to this permit that do not affect the overall concept or density may be
approved by the Planning Director at the request of the applicant or staff, as a Level I1I
permit.

D) Level VII Design Review Submittal Requirements

1) Preliminary Architectural and Site Plans

(a) Preliminary architectural and site plans, prepared by a licensed architect, meeting the
standards established by the Planning Department for multi-family residential
application submittal, shall be submitted. The plans shall incorporate, but not be
limited to, all requirements contained in this PUD.

{(b) The site plan shall clearly delineate all non-usable areas, including but not limited to:
(i) Wetland area and buffer, as shown on Exhibit A.
2) Utilities, Roads and Services

(a) Submit proof of authority from the City of Watsonville to build the required
emergency access road on APN 019-236-01 as specified in PUD Section ILC.2.1.

(b) Submit preliminary engineered improvement plans to the Planning Department for all
roads, curbs and gutters, storm drains, erosion control, and other improvements
proposed or required by this PUD. Form and content of the plans shall meet the
standards established by the Planning Departiment for multi-family residential
application submittal, and shall meet the County’s Design Criteria, except as
modified by this PUD, in place at the time of Design Review Application Submittal.

(i) Preliminary improvement plans shall meet the following requirements:

¢ All improvements shall be prepared by a registered civil engineer and shall
meet the requirements of the County of Santa Cruz Design Criteria except as
modified herein. Plans shall also comply with applicable provisions of Title
24 (Accessibility) of the State Building Code.

¢ Preliminary drainage details including existing and proposed contours, plan
views and centerline profiles of all driveway improvements, complete
drainage calculations and all volumes of excavated and fill soils. This includes
off-site work.

¢ Preliminary grading plans must be submitted at time of application. The
project design shall minimize grading on-site and off-site to the maximum

14
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extent possible. This includes designing the grading and foundations to follow
existing topography as much as possible. The grading plans shall include

existing and proposed contours, plan views and centerline profiles of all

driveway improvements, locations, and heights of all retaining walls, 0879
preliminary drainage design, grading cross sections through proposed building
pads, and all volumes of excavated and fill soils. This includes all on-site and
off-site work.

s Submit preliminary sanitation plans to the Department of Public Works for all
sanitary improvements proposed or required by this PUD.

» For the first project applicant on APN 048-221-09, the design of the
southbound left-turn pocket from Freedom Boulevard to Crestview Drive
shall be submitted, in compliance with Section IX.%.3.13 MM 3.13-11a and b.
33tk

(ii) Allroad plans shall comply with all requirements of the Department of Public
Works Road Engineering and shall be consistent with the County’s Design
Criteria for road construction. Right-of-way width shall be that described in
PUD SectionL.B.1.c.

3) A sign plan indicating the location and size of all signs on the site shall be submitted. The
signs shall be consistent with the provisions of this PUD.

4} A current water will-serve letter from the City of Watsonville Public Works and Utilities
Department (PWUD) shall be submitted to the Planning Department.

(a) Before obtaining this will-serve letter, developers shall be required to provide the
County with proof that they have met the requirements of Section IX.I= 4.0 MM 4-3,
requiring sufficient offsets for new water demand, at a rate of 1.2 gallons:1 gallon.

(b) The Local Agency Formation Commission (LAFCO) approval of extraterritorial
water service will be required.

(c) All groundwater wells shall be properly abandoned and capped, in compliance with
all state, federal and local regulations, as detailed in Section IX. k- 3.7 MM 3.7-7.

A current sanitary sewer will-serve letter from the City of Watsonville Public Works and
Utilities Department (PWUD) shall be submitted to the Planning Department.

Wh
o

(a) The Local Agency Formation Commission (LAFCO) approval of an annexation into
the PWUD Service Area, or extraterritorial sewer service, will be required prior to the
issuance of a will-serve letter.

(b) Any existing septic systems shall be properly abandoned per County requirements, as
detailed in Section IX.E; 3.7 MM3.7-6.

(¢) Due to the property’s topography, a private pump station may be required to sewer
some or all of the developments structures. The pump station shall be designed and
constructed to resemble the development and shall be privately maintained. An onsite
private generator will be required to run the sewer pump(s) in case of power outage.
Odor control shall be required on the pump.

Y) Final Map Requirements and Timing.

. - 8
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A)

B)

C)

D)

E)

F)

If the project includes a Map, the following requirements shall be met prior to the final

Jfiling: 0880
Drainage. Final engineered drainage details shall be submitted to the Coum} Planmno and
Public Works departments for both on- and off-sﬁe dramace Wi ork inaseplansforPhase
%ﬁhﬂl—lﬁ%ﬁ@%—%ﬂ—t&iﬁﬁe{wﬁ : 45—t

drainage-impacts-identi : . Dramaoe
from road improvements shall be ﬁhered and relcased into the new drainage system. A
Construction Activities Stormwater General National Pollution Discharge Elimination
System (NPDES) Permit shall be obtained form the State Water Resources Control Board.

1) The allowable release rate from the site shall be limited to the volumes identified in
Section IX.G- 3.8 MM 3.8-1a or less based on an assessment performed by a drainage
engineer and reviewed and approved by the Department of Public Works Drainage. The
safe overflow paths for any proposed mitigation system shall be described and analyzed
and techniques such as minimizing site disturbance, minimizing impervious areas,
utilizing pervious surfacing, eliminating directly connected impervious areas, clustering
development, etc shall be considered.

£

2) All runoff from parking and driveway areas shall pass through water quality treatment
prior to the wetland and/or interim drainage basin.

3) Depending on the nature of the proposed development, Public Works staff may inspect
the construction of the drainage related items.

4) Fees will be assessed on the net increase in impervious area due to the development
project. Semi-pervious surfaces will be charged at a 50% rate.

Roads. Final engineered road improvement plans shall be submitted to the County Planning
and Public Works departments for both on- and off-site road improvements.

Sanitation. The applicant shall form a homeowner’s association with ownership and
maintenance responsibilities for all on-site sewers for this project. Reference to the
homeowners association shall be included on the Final Map and in the association’s
Covenants, Conditions &Restrictions, which shall be recorded and include PWUD-approved
language on maintenance responsibilities.

1) The applicant shall provide a copy of the CC&Rs to the PWUD prior to the filing of the
Final Map.

Recorded Conditions. Proof must be submitted that the conditions of all required permits
(such as Design Review, NPDES) have been recorded in the official records of the County
Recorder.

Affordable Housing. The developer must enter into an Affordable Housing Participation
Agreement with the County of Santa Cruz.

Fees. All applicable impact intieu-fees shall be paid as described in a 2014 executed
Atkinson Memorandum of Understanding between the County of Santa Cruz and the Citv of
Watsonville. and as discussed in the 2014 EIR Addendum.
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vI)

A)

B)

O

D)

E)
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Building Permit Requirements and Timing.

Prior 10 the issuance of any building permit, all of the following conditions shall be met,
some of which may have been met at the Final Map stage:

Plans shall be consistent with the approved Design Review project and all requirements of
this PUD.

Final engineered drainage details shall be submitted to the Department of Public Works,
Drainage for both on—site and off-site drainage work.

1) The allowable release rate from the site shall be limited to the volumes identified in
Section IX.G:3.8 MM 3.8-1a or less based on an assessment performed by a drainage
engineer and reviewed and approved by the Department of Public Works Drainage. The
safe overflow paths for any proposed mitigation system shall be described and analyzed,
and techniques such as minimizing site disturbance, minimizing impervious areas,
utilizing pervious surfacing, eliminating directly connected impervious areas, clustering
development, etc shall be considered.

2) All runoff from parking and driveway areas shall pass through water quality treatment
prior to the wetland and/or interim drainage basin.

3) Depending on the nature of the proposed development, Public Works staff may inspect
the construction of the drainage related items.
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Final engineered road improvement plans shall be submitted to the Department of Public
Works, Road Engineering for both on—site and off-site road improvements.

Submit proof that the conditions of all required permits (such as Design Review, Tentative
Map) and all required Declarations of Restriction and Statements of Acknowledgment
including those required by Section IX.A:3.2 MM 3.2-2¢ and Section IX.E- 3.7 MM 3.7-10
have been recorded in the official records of the County Recorder.

All applicable impact inteufees shall be paid as described in a 2014 executed Atkinson
Memorandum of Understanding between the Countv of Santa Cruz and the City of
Watsonville, and as discussed in the 2014 EIR Addendum. All applicable impact in-les fees

shall be paid prior to issuance of building permits, if not paid at the time of the filing of the
Final Map.

1) Unless otherwise satisfied by meeting the requirements of County Code Chapter 15.01 or
its successor ordinance, park dedication in-lieu fees shall be paid for each dwelling unit.
The fees in effect at the time of building permit issuance shall be paid.
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2) Unless otherwise satisfied by meeting the requirements of County Code Chapter 15.04 or
its successor ordinance, Child Care Development fees shall be paid for each dwelling

unit. The fees in effect at the time of building permit issuance shall be paid. 0882

3} Transportation improvement fees shall be paid for each dwelhng unit. The fee:, in effect
at the ume of buﬂdmg perrmt 1ssuance shall be paid. A~

43 Roadside improvement fees shall be paid for each dw elhng unit. The fees in effect at the
ume of build ng permlt issuance chall be pald b %

6) Submit a written statement signed by an authorized representative of PYUSD confirming
payment in full of all applicable developer fees and other requirements lawfully imposed
at the time of building permit issuance. The applicant/developer is advised that the
development may be subject to inclusion in a Community Facilities District.

F) Planreview letters shall be obtained from the technical report authors indicating that the
plans comply with the County approved technical report and all of their recommendations
have been incorporated into the project plans, particularly the requirements of Section
IX.E:3.6 MM 3.6-1 and MM 3.6-2,

G) All requirements of the Pajaro Valley Fire Protection District shall be met with respect to
- access, turnarounds, fees, water availability and design features.

H) The units shall be connected for sewer service to the City of Watsonville Public Works and
Utilities Department. All regulations, conditions and connection fees of the Public Works and
Utilities Department shall be met and paid. Off-site improvements may be required. Final
engineered plans shall be submitted, which comply with all requirements and standards of the
Public Works and Utilities Department.

1} If a private pump station is proposed as part of the project, a private pump station and
sewer system maintenance and response manual shall be outlined by the applicant and
submitted to the Public Works and Ultilities Department for review and approval.

I} All units shall be served by the City of Watsonville Water Department. All requirements of
that water district including the payment of connection fees and groundwater impact fees or
activities shall be met. Engineered improvement plans for all water line extensions required
shall be submitted for the review and approval of the Water Department, Off-site
improvements may be required.

J) Final engineered plans shall be submitted complying with all requirements and standards of
the City of Watsonville Water Department.

K) The developer shall enter into an Affordable Housing Participation Agreement.

L) Prior to the final inspection or clearance of the building permit, all of the site improvements
shown on the approved building permit plans and Design Review approval shall be installed/
implemented.
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VII) Construction Phase Requirements

A) Prior 1o any site disturbance or physical construction on the subject property the following

condition shall be met:
. . . e . 0883
1) Pre-Construction Meeting: In order to ensure that the mitigation measures are

communicated to the various parties responsible for constructing the project, prior to any
disturbance on the property the applicant shall convene a pre-construction meeting on the
site. The following parties shall attend: applicant, grading contractor supervisor, project
arborist, and Santa Cruz County Environmental Planning staff. The temporary
construction fencing demarcating the edge of the riparian corridor setback and the tree
protection fencing will be inspected at that time. Approval of the results of the pre-
construction biotic surveys will be reaffirmed at this time. The receiving site for any
exported fill will also be identified and County approved grading permits presented.

B) No land clearing, grading or excavating shall take place between October 15 and April 15
unless the Planning Director grants a separate winter grading permit, which may or may not
be granted.

1) County standards for stormwater best management practices, including those related to
erosion and sediment control during construction, shall be implemented.

C) No land disturbance shall take place prior to issuance of building permits (except the
minimum required to install required improvements, provide access for County required tests
or to carry out work required by the conditions of an entitlement permit).

D) Unless determined to be unnecessary by an archaeological field survey, an archaeologist
shall be present on-site during all ground disturbance on the site.

E) In the event that threatened or endangered plant or animal species are discovered on the site,
the habitat areas for these species shall be avoided and no disturbance will be permitted.
Section IX.€ 3.4 details further requirements for developers of the PUD area in order to
minimize the potential impacts of construction activities on sensitive species in the area.

F) Pursuant to Secticns 16.40.040 and 16.42.100 of the County Code, if at any time during site
preparation, excavation, or other ground disturbance associated with this development, any
artifact or other evidence of an historic archaeological resource or a Native American cultural
site is discovered, the responsible persons shall immediately cease and desist from all further
site excavation and notify the Sheriff-Coroner if the discovery contains human remains, or
the Planning Director if the discovery contains no human remains. The procedures
established in Sections 16.40.040 and 16.42.100, and Section IX.B: 3.5 MM 3.5-12 and 3.5-
lc of this PUD shall be observed.

G) To minimize noise, dust and nuisance impacts of surrounding properties to insignificant
levels during construction, the owner/applicant shall or shall have the project contractor,
comply with the following measures as well as those delineated in Section IX.E 3.10 MM
3.10-1 of this PUD, during all construction work:

1) Limit all construction to the time between 7:30 am and 4:30 pm weekdays unless a
temporary exception fo this time restriction is approved in advance by County Planning
to address an emergency situation; and

2) Each day it does not rain, wet all exposed soil frequently enough to prevent significant
amounts of dust from leaving the site.
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H) The applicant shall designate a disturbance coordinator and a 24-hour contact number shall

I

be conspicuously posted on the job site. The disturbance coordinator shall record the name,
phone number, and nature of all complaints received regarding the construction-site. The
disturbance coordinator shall investigate complaints and take remedial action, if necessary,

within 24 hours of receipt of the complaint or inquiry. .0884

One (1) “construction/security trailer” (maximum 12 feet by 60 feet) is allowed on the site
during construction. The size and location of the unit shall conform to all yard setbacks
contained in the PUD and shall be shown on the plot plan. Compliance with Section
13.10.683 or any successor ordinance is required. A building permit is required for the
installation of the construction trailer.

VIII) Mitigation Monitoring Program

IX)

37

A) The mitigation measures listed in Section IX of this PUD consist of the updated mitigation

measures per the 2014 EIR Addendum for the modified project. . The mitigation measures
have been incorporated in the conditions of this approval in order to mitigate or avoid
significant effects on the environment. As required by Section 21081.6 of the California
Public Resources Code, a monitoring and reporting program for the mitigations is hereby
adopted as a condition of approval. The purpose of this monitoring is to ensure compliance
with the environmental mitigations during implementation and operation. Failure to comply
with the conditions contained within the PUD, including the terms of the adopted mitigation
monitoring program, may result in the revocation of the PUD pursuant to section 18.10.462
of the Santa Cruz County Code.’

Mitigation Measures, and Mitigation Monitoring and Reporting Program (MMRP)

Continued on the following pages.
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ATKINSON LANE MEMORANDUM OF UNDERSTANDING 0885

THIS MEMORANDUM OF UNDERSTANDING is entered into this day
of , 2014, by and between the County of Santa Cruz, hereinafter
referred to as “County,” the City of Watsonville, hereinafter referred to as “City,” and
MidPen Housing, hereinafter referred to as "MidPen,” together referred to as the
“Parties.”

- RECITALS

WHEREAS, on June 12, 2007, the City and County entered into an Memorandum of
Understanding, hereinafter referred to as “2007 MOU”, to jointly oversee the planning
and environmental review process for a group of properties (hereinafter referred to as
“Atkinson Lane Project”) primarily located in the unincorporated area of the County, but
also in the Future Growth Area B under the City’s Measure U (an initiative approved by
city voters to govern future development); and

WHEREAS, as a result of that effort, an Environmental Impact Report (EIR), Planned
Unit Development (PUD), and Specific Plan were prepared to address the scope of the
then-proposed project of approximately 450 residential units, including identification of
impacts and mitigation measures, as well as requirements for impact fees to be paid to
the County and City, and a municipal services mitigation payment to be made to City by
any developers of affordable rental projects; and

WHEREAS, on June 9, 2009 the final EIR was certified by the County, in conjunction
with County approval of a General Plan Amendment, Rezoning, and Planned Unit
Development for a portion of the property. While a draft Specific Plan had been
prepared for the City's consideration, it was not acted upon by the City; and

WHEREAS, on July 8, 2009, the Farm Bureau filed a petition for a Writ of Mandate
against the County, City and others with regard to certification of the EIR. As a result of
this litigation, a Settlement Agreement was reached in 2011 between the Farm Bureau,
the County, and the City; and both the City and County agreed that the EIR would not
be used in connection with any action or proposal to develop or annex any, all or
portions of the Specific Plan Area not included within the County Entitlements, and the
City agreed that nothing in the County Approvals includes approval of the Specific Plan,
or the EIR covering the Specific Plan area; and

WHEREAS, the Settlement Agreement does allow the City to rely upon the EIR and to
approve development involving two parcels currently located within the City, as they are
intended to be incorporated into project(s) authorized by the County Entitiements; and
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WHEREAS, as a result of the Settlement Agreement, the City and the County are
allowed to rely upon the certified EIR and to approve developments within the defined
County Entitlements Area which is defined to include the following Assessor's Parcel
Numbers (APNs):

COUNTY ENTITLEMENTS AREA
(within existing City of Watsonville Sphere of Influence)

019-226-42 52 Atkinson Lane MidPen Housing parcel within City of Watsonville
018-236-01 78 Atkinson Lane Lamb parcel within City

048-211-25 56 Atkinson Lane MidPen Housing parce! within County
048-221-08 no site address Lamb parcel within County

WHEREAS, MidPen has, with the benefit of a loan from the County’s Redevelopment
Agency, acquired APN 048-211-25 within the County’s jurisdiction, and has purchased
with its own funds APN 019-226-42 within the City’s jurisdiction. Together, these two
adjoining properties create a stand-alone developable project site within the County
Entitlements Area that is allowed under the Settlement Agreement to be considered for
approval; and

WHEREAS, MidPen has designed a cohesive 46-unit project consisting of 268 units on
APN 048-211-25 located in the County and 20 units on APN 019-226-42 located in the
City, and has submitted applications for discretionary permit entitlements from both the
County and the City that require approval before submittal of building permits for the
project, and these discretionary applications are expected to be considered by the
County and by the City for approval in the near future; and

WHEREAS, as CEQA Lead Agency, the County has prepared an Addendum to the EIR
in order to reflect the terms of the Settlement Agreement and to update and allocate the
mitigation measures to the current MidPen 46-unit project and to future projects within
the County Entitlements Area, and both the County and the City will rely on the EIR and
EIR Addendum for actions on the current MidPen projects, and the County would
expect to rely on the EIR and EIR Addendum for actions on future projects within the
County Entitlements Area; and

WHEREAS, because the MidPen project straddles the City and County boundary, there
is a need to address how building plan checks and inspections will occur for the 46-unit
MidPen development project; and

WHEREAS, it is also necessary to address how payment of impact fees by projects
located within the County Entitlements Area will be made to the City and County; and to
address how the parties will ensure that the Municipal Services Mitigation Payment
required by the EIR for affordable rental housing projects will be made by MidPen to the
City for the Phase 1a project, which is to be paid by the time of building permit issuance.

149



08817

NOW, THEREFORE, in consideration of the mutual promises of the 2007 MOU, the
terms of the 2011 Seftlement Agreement, the 2009 EIR and 2014 Addendum to the EIR,
and the considerations contained herein, the Parties agree to the following:

1. Building Permit Process for the MidPen 46-unit Project

a. Parties agree that it would be inefficient and unreasonable to require
MidPen to submit separate building permit applications to the City and
County for their portions of the project and to have both jurisdictions
conducting separate plan check and building inspections.

b. Parties therefore agree that the County shall be the jurisdiction to process
building permits, including plan check, required inspections, and approval
of occupancy of the buildings; with the exception of fire plan check which
shall be coordinated between the City and Cal Fire agencies.

c. Parties agree that for consistency, fire plan check shall be coordinated
between the City and County, with a single point of contact for corrections
and comments between the County, City, and MidPen. Fire plan check,
processing and inspection fees shall be paid as follows: Paid to the
County based on current County fee schedule for 26 units; and paid to
City based on current City fee schedule for 20 units.

d. Parties agree that the level of building plan check, processing and
inspection fees paid to the County for all 46 units shall be as adopted by
the County of Santa Cruz, except as provided by 1¢ above with regard to
fire fees.

e. The County shall apply City building standards for the purposes of plan
check and inspection services for the 20 units located on APN 019-226-
42.

f. Parties agree that MidPen retains the option to separately apply to each
jurisdiction for building permits in the event that the project is built in
separate phases; whether due to delays in the discretionary process in
either jurisdiction or for any other reason.
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Impact Fees and Distribution for Projects within the County Entitlements

Area

a.

City and County agree to use the impact fee structures of each jurisdiction
that are in effect at the time of building permit issuance. Impact fees shall
be paid prior to issuance of building permits. MidPen agrees to pay, in the
context of approval of the 46-unit project, such impact fees to the
appropriate jurisdiction as outlined below, prior to issuance of any building
permit for the project, and the County agrees not to issue a building permit
until such time that payment of all impact fees to City and County have
been verified in writing. City and County agree that this MOU'’s approach
to payment of impact fees will be used for any future projects on county
parcels within the County Entitlements Area, in addition to the current
MidPen project which is located on both city and county parcels.

County agrees not to collect drainage fees for the MidPen project; due to
the location of the County parcel proposed for 26 units of the MidPen
project, which is adjacent to City areas and relates to City drainage
infrastructure. Future projects on county parcels within the County
Entitlements Area will also not be subject to county drainage fees, unless
it is determined through analysis that the site(s) do contribute drainage to
county stormwater/drainage infrastructure, in which case the County will
set a level of a county drainage fee that would be in addition to any City
storm drainage, impervious area and groundwater impact fees.

County agrees to collect Childcare Impact fees for the 26 units of the
MidPen project located in the County, and for any future projects on
county parcels within the County Entitlements Area. No childcare impact
fees will be collected for the 20 MidPen project units located in the City.

City and County agree to collect and distribute their own Parks Impact
fees each based on their own adopted fee levels; the City fees for the 20
MidPen units located in the City, and the County fees for the 26 MidPen
units located in the County, and for any future projects on county parcels
within the County Entitlements Area. County parks impact fees shall be
designated to be used to improve South County Parks.

The City, County and MidPen agree that the following City impact fees
shall be collected and distributed to the City of Watsonville for the entire
46-unit MidPen project, as well as any future projects on county parcels
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within the County Entitlements Area; due to the location of the Area, which
is adjacent to city areas and relates to city infrastructure:

i

ii.
iii.
v,
V.
vi.
vil,
viil.

Sanitary Sewer Connection Fee
Water Service Fee
Groundwater Impact Fee

Storm Drainage Fee
Impervious Area Impact Fee
Public Facilities Fee

Fire Impact Fee

Underground Ultility In-Lieu Fee

City and County agree that MidPen will pay the City Traffic Impact Fee to
the City for the 20 units located in the City; and to the County for the 26
units of the MidPen project located on the county parcel, and also agree
that any future projects within the County Entitlements Area will pay the
County Transportation Impact Fee and Roadside Improvement Impact
Fee to the County, for units located in the County. Further, the City and
County agree that in order to ensure that adequate funding provided to
meet fair share allocations and is available for Watsonville to implement
certain traffic mitigations, and to ensure that appropriate project-level
requirements are made of projects within the County Entitlements Area,
the County will carry out the following:

.

The County will pay a portion of its transportation impact fees to the
City, at a rate of $130 per unit, for units located on county parcels
within the County Entitlements Area, in order to ensure that county
Atkinson projects contribute their fair shares to the costs of
improvements to mitigate project impacts (in addition to the 3664
per unit below to address the cumulative impact); and to provide
$20,000 in funding to assist with costs of City of Watsonville
coordination with Caltrans and the County on two improvement
projects involving Highway 1 ramps, for which the County will cover
the fair share contributions of the Atkinson project through the
County’s impact fees;

The County will pay a portion of its transportation impact fees to the
City, at a rate of $664 per unit, for units located on county parcels
within the County Entitlements Area, in order to ensure that county
projects contribute one-half of the cost of MM 4-1, a traffic signal at
East Lake Avenue/Wagner Avenue to be installed in the future by
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the City of Watsonville, which is an improvement identified to

mitigate a cumulative impact;

ii. The County will ensure that the first project related to future
development of the Lamb property within the County Entitlements
Area will have a condition of approval imposed that requires the
first development project to implement MM 3.13-11a prior to project
occupancy, which requires lengthening the left-turn pocket from
Freedom Blvd. to Crestview Drive by at least 25 feet; and that this
requirement is in addition to and not credited to impact fees;

iv. The County will ensure that the first project related to future
development of the Lamb property within the County Entitlements
Area will have a condition of approval imposed that requires the
first development project to implement MM 3.13-12b prior to project
occupancy, which requires development and implementation of a
traffic calming plan on Brewington Avenue north of Crestview Drive;
and that this requirement is in addition to and not credited to impact
fees, but which may involve a reimbursement agreement whereby
the first applicant may be reimbursed a portion of the cost by other
future developers of projects on the Lamb property;

v. The County agrees that the transportation and roadside impact
fees that it receives from projects developed within the County
Entitlements Area will be dedicated toward the cost of
improvements to the East Lake (Hwy 152)/Holohan intersection;
with the exception of the above-described $130 and $664 per unit
amounts that will be provided to the City by the County from its
transportation impact fees collected; and with the exception of the
fair share amounts as identified in MM 3.13-6 (Hwy 1
Ramps/Harkins Slough Road) and MM 3.13-8 (Highway 1/Larkin
Valley/Airport Blvd NB Ramps/Intersection), which the County must
retain in order to meet the fair share contributions of Atkinson
projects within the County Entitlements Area to those identified
improvement projects.

3. Municipal Services Mitigation Payment
a. In order to meet a requirement of the EIR, the City and MidPen agree that

Mid-Pen shall make a one-time municipal services mitigation payment to
the City in accordance with an executed agreement between the City and
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MidPen, to support the ability of the City to provide municipal services
such as police and fire, and to ensure ability to respond to anticipated calls
for service to the 46-unit MidPen project and meet demands for other city
services that may be accessed by households living in the MidPen project.
Given its location adjacent to city areas, and linkage to the 20 units of the
project located on a city parcel, it is anticipated that public safety response
to the 26 units of the MidPen project that are located in the County would
most likely be made by City Police and Fire personnel. The County
agrees not to issue a building permit for the project until proof of such
payment in accordance with an agreement executed by MidPen and the
City has been presented to the County.

. City and County agree that if any additional affordable rental housing
projects are contemplated for approval by the County within the County
Entitlements Area in the future, the County agrees to impose a
requirement for the developer to enter into an agreement with the City of
Watsonville regarding the municipal services mitigation payment, and the
County agrees not to issue a building permit for the project(s) until proof of
such payment in accordance with an agreement executed by the housing
developer(s) and the City has been presented to the County.

. The City, County and MidPen agree that the City of Watsonville will
provide the following services for the life of the entire 46-unit MidPen
project; and the City and County agree to support applications as
necessary to the Local Agency Formation Commission (LAFCO) for extra-
territorial water and sewer service to the MidPen project and to any other
future projects on county parcels within the County Entitlements Area:

i. Fire
ii. Police
iil. Water

iv. Solid Waste
v. Sewer
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This MOU may not be altered, amended, or modified, except in a written document that

is executed by duly authorized representatives of the City, County, and MidPen. This
MOU will be governed by and construed, enforced, and performed in accordance with
the laws of the State of California.

The Parties agree to the provisions of this MOU by having their authorized
representatives sign below:

Carlos Palacios Susan Mauriello.
Watsonville City Manager |

Approved as to Form "Apppoved as yrorm
City Attorney County Counsel

Matthew Franklin
MidPen Housing Executive
Director
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SETTLEMENT AGREEMENT

THIS SETTLEMENT AGREEMENT (“Agreement™) is made and entered into
by and among the Farm Bureau of Santa Cruz County (“Farm Bureaw’ ), the County of Santa
Cruz (“County™), and the City of Watsonville (“City™). The foregomg shall be referred to herein
collectively as the “Parties.” “County” includes the Santa Cruz County Board of Supervisors
(“Board”), and “City” includes the City Council of the City of Watsonville (“Council),

RECITALS

A. Farm Bureau is a California nonprofit corporation consisting of individuals dedicated
to the promotion and protection of agriculture in Santa Cruz County,

B. County is a political subdivision of the State of California with responsibility, among
other things, for regulating land uses on properties located within the unincorporated portions of
Santa Cruz County. The Board of Supervisors of Santa Crug, County (“Board") is the governing
body of County.

C. City is a charter city located within the County of Santa Cruz with responsibility, among
other things, for regulating land uses on properties located within the city limits of the City of
Watsonville. The City Council of the City of Watsonville (*“Council™) is the governing body of
City.

D. On or about June 9, 2009, over the objection of Farm Bureau, County took action to
certify an Environmental Impact Report (“EIR”) for a project called the “Atkinson Lane Specific
Plan and PUD” (the “Project”). County acted as “Lead Agency” for this Project, pursuant to the
California Environmental Quality Act ("CEQA”—Public Resources Code Section 21000, o
segq.}. The Project analyzed in the EIR generally includes (1) a Planned Unit Development

(“PUD"™) and related entitlements approved by the County, which was proposed on lands located
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mostly within the unincorporated area of Santa Cruz County; and (2) a proposed Specific Plan to
be approved by the City at a future date for lancfs currently located in the unincorporated portions
of Santa Cruz County but proposed for annexation by City., (See Map attached hereto as Exhibit
A).

E. In addition to certifying the EIR, the County’s actions on or about June 9, 2009 included,
inter alia, the following: €3] approval of a PUD Permit, Development Permit, Riparian
Exception, and CEQA Findings for a residential development proposed to occur mostly on lands
located within the unincorporated portion of Santa Cruz County; (2) adoption of a Resolution
approving General Plan Amendments and a Riparian Exception for said project; (3) adoption of
an Ordinance rezoning APN 048.2] 1-25 and APN 048-221-09 to RM-2-R, for properiies located
within the unincorporated portions of Santa Cryz County; and (4) adoption of an ordinance
approving a PUD (collectively the “County Entitlements”™),

~ F. In addition to the approval of the County Entitlements on or about June 9, 2009 the
County also adopted a Resolution certifying the adequacy of an EIR for the Project . As certified
by the Board, the EIR was intended to encompass environn}ental review for both the County
Entitlements and also the environmental review of 2 proposed fiture Specific Plan and potential
annexation (o be considered by the City at a future time. The actions taken by the County as
described in Recital E and F above are hereinafter referred to as the “County Approvals,” which
include the County Entitlements and certification of the EIR.

G. On or about July 8, 2009, Farm Bureau filed a Petition for a Writ of Mandate
{the “Petition”) against the County, the Board, the City, and the Council, and nameg a number
of individual property owners as Real Parties In Interest. The Petition was filed in the Santa Cruz‘

County Superior Court, and was designated as Case No, CV 164486, By stipulation of the

[ S9]
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Parties, on or about Séptember 25, 2009, the individual property owners were dismissed as _
Real Parties in Interest.

H. Among other things, the Farm Bureau’s Petition challenged the County’s June 9, 2009
certification of the EIR, and the County’s approval of the County Entitlements. In its Petition,
the Farm Burean asked the Court to direct the County properly to carry out the County’s
responsibilities as a Lead Agency under CEQA, and to mandate that the County set aside a]] of
its actions taken on the basis of the EIR. Farm Bureau alleged, inrer alia, that that evaluation
and analysis was inadequate and that the County failed to proceed in a manner required by law,

L. The Parties have concluded that it would be desirable and in the best interests of the
Parties to settle all issues related to Case No. CV 164486 on the terms set forth herein, By this
Agreement, the Parties intend fully and compiéteiy to resolve any and all of the disputes between
the Parties relating to Case No. CV 164486, including but not lirited to the County’s action(s)

on the County Approvals, and County and City’s compliance with CEQA.

TERMS OF AGREEMENT

Accordingly, in consideration of the mutual promises contained herein, the Parties agree
as follows:

1. The County will pay to Farm Bureau, through its attomeys Wittwer & Parkin, LLP,
the sum of sixty-thousand dollars ($60,000) for reimbursement of its reasonable attorneys’ fees
incurred. The check shall be made payable to Wittwer & Parkin, LLP, and shall be paid within
15 days of the “Effective Date” of this Agreement, as defined in Paragraph 12, below,

2. At County expense, and as soon as reasonably possible, the County shall take all
actions, including necessary legal actions, for the County formally to consider modifying the

County Entitlements consistent with this Agreement (the “Modifications to the Approvals™).

: kS
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The Coimty may accomplish the Modification to the Approvals by using, including but not
limited to, the following mechanisms: minor modification of the County Entitlements as
authorfzcd by the County Entitlements and/or incorporation into the required design review
permit for development consistent with the County Entitlements, The Modifications to the
Approvals shall include the following language and provisions:

a) The County will encourage and promote, to the extent feasible the maximum
number of affordable housing opportunities for farm workers that can be located
on APN 048-221-09 and APN 048-221.25. To achieve this objective, the County
will give preference to development proposals on APN 048-221-09 and APN 048-
221-25 that maximize the availability of outside funding sources for development
projects that provide significant affordable housing opportunities for farm
workers. In an effort to maximize outside funding sources, the County and/or its
development partner will pursue all available funding opportunities, including
funds from the Farm Bureau o its affiliates for farm worker housing. In addition,
the County staff will confer with the F&l‘t;fl Bureau through its attorneys Wittwer
& Parkin LLP about the Farm Bureay’s available funding prior to considering an
application to the County for a development proposal on APN 048-221-09 and
APN 048-221-23. To the extent that the County controls ownership of APN 048-
221-09 and APN 048-221-25 or provides funding for affordable housing on APN
(48-221-09 and APN 048-221.25 , the County will maximize the availability of
outside funding sources (including funds raised by the Farm Bureau and its
affiliates), to support the construction of affordable housing opportunities for

farm workers on APN 048-221-09 and APN 04 8-221-25 to the maximum extent
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feasible. Nothing in this section is intended to conflict with or supersede the goals |
relating to affordable housing in the PUD pursuant to the County Entitlements as
stated in the Memorandum of Understanding between the City and the County
dated June 12, 2007,

County shall adopt Modifications to the Approvals that prohibit the County from

. constructing or approving any road or utility stub outs that can be easily used for

future development in the areas fo be incorporated into the city limits of the City
of Watsonville covered by the Specific Plan as contemnplated in the EIR, and
which are not part of the project authorized by the County Entitlements, or that
would give credence to any argumernt tlhat development of the Specific Plan Area
was envisioned by and should be considered as part of the project authorized by
the County Entitlements. The County further agrees that al] utility connections
and road access are independent of the Specific Plan Area, and that it shall not
take any action with respect to development pursuant to the County Entitlements
that would necessitate or encourage the development of a Wagner Avenue
extension. This paragraph shall not apply to use of APN 019-236-01 for
secondary access purposes (and Exhibit B, attached hereto, illustrates generally .
how APN 019-236-01 ‘may be utilized for secondary access purposes). APN 019-
236-01 shall not be used for primary access to the project authon'écd by tﬁae
County Entitlements consistent with the EIR and shall only be used for secondary
access if the project authorized by the County Entitlements completes the

proposed extension of Brewington Avenue up to and including the roundabout

depicted within the County project site on Fi gure 2-18 of the EIR. (This reference
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to the roundabout is for illustrative purposes only and is not intended to modify
this subparagraph’s requirement that the County shall adopt Modifications to the
Approvals that prohibit the Couimty from constructing or approving any road or
utility stub outé that can be easily used for future development.)

County shall impose conditions through Modifications to the Approvals to ensure
that the agricultural buffer established as part of the County Entitlements wil] not
be used for public recreation, park purposes, trails, picnic éreas, roads or
sidewalks or other similar uses that would encourage public use of the buffer area,
except for the construction and maintenance of the Brewington Avenue
extension and other infrastructure needed to support the County project
authorized by the County Entitlements, Except as provided herein, the buffer
area shall be used exclusively to protect adjacent agricultural operations as long as
adjacent properties remain undeveloped for urban or suburban uses,

The Modifications to the Approvals shall requirea 1.2 gailoﬁ offset for every
new gallon of water used in the the project authorized by the County Entitlements.
With respect to the project authorized by the County Entitlements only, the
development of agricultural land shall not to be used as an offset because of
reduced irrigation, with respect to water offsets All applicants for new water
service from the City of Watsonville related to the project authorized by the
County Entitlements shal] be required to meet the 1.2 required offset by
retrofitting existing developed property within the City of Watsonville’s water
service area. Applicants for new service shall bear those costs associated with the

retrofit and pay any associated fees set by the City to reimburse administrative
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and inspection costs in accordance with any procedures for implementing this
program. Nothing herein prevents the Farm Burean from asserting during future
administrative proceedings, if any, that these offset provisions should apply to the
City’s proposed Specific Plan Area.

3. County hereby recognizes the provisions of Measure J that provz'd; that it shall be the
policy of County that prime agricultural lands and lands that are cconomically productive when
used for agriculture shail be preserved for agricultural use. (Santa Cruz County Code §
17.01.030 (a)). |

4. County hereby declares that County development consistent with the County
Entitlements is and was not dependent on development of the City’s Specific Plan Area, County
further hereby agrees that it will not use the County Approvals to argue in any correspondence,
administrative proceeding or court of law that the City’s Specific Plan Area should be developed.”
and that other than what was set forth in the prior Atkinson Lane Memorandum of
Understanding between the City and the County dated June 12, 2007, that there are not or was
not any County-City agreement or approval for development of the Specific Plan Area. This
paragraph shall not apply to: (1) the approximately 1.3 acre piece of land already within the City
of Watsonville (APN No.: 019-226-042) intended to be incorporated into the project authorized
by the County Entitlements; and (2) the approximately 0.5 acre piece of land already within the
City of Watsonville intended to provide secondary access to the project authorized by the County
Entitlements (APN No. 019-236-001).

5. Both County and City agree that the EIR shall not be used in connection with any
action or proposal to develop or annex any, all or portions of the Specific Plan Area not included

within the County Entitlements, and City agrees that nothing in the County Approvals includes
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approval of the Specific Plan, or an EIR covering the Specific Plan area, or any element of the
Specific Plan, or of the infrastructure therefor. For any future proposal for annexation, approval
of a Specific Plan, and development of an area contemplated toﬂ be subject to the Specific Plan,
City will prepare a new environmental document, presumably a new EIR specific to the
annexation, Specific Plan and/or devclopmcm that is proposed in the future without relying on
the EIR certified by the County as part of the County Approvals, including, but not limited to,
reliance on the EIR certified by the County. Furthermore, the City will fully comply with alj
legally required applicable CEQA procedures including but not limited to Notice of Preparation,
Public Review and Comment on a Draft EIR, and Responses to Comments. This section shall
not apply ta: (1) the approximately 1.3 acre piece of land already within the City of Watsonville
{APN No.: 619—226-642) intended to be included within the site of the project authorized by the
County Entitlements; and (2) the approximately 0.5 acre piece of land already within the City of
Watsonville intended to provide secondary access to the project authorized by the County
Entitlements (APN No. §1 9-236-001).

6. Following County’s payment to Farm Bureau as referenced in paragraph 1, and if the
County adopts the necessary Modifications to the Approvals as indicated in paragraph 2 above,
Farm Bureau will dismiss with prejudice the Petition filed against the County, the Board, the
City and the Council in Case No. CV 164486 within 10 calendar days afier the County has
completed its actions pursuant to Paragraph 2. In the event that Farm Bureau has not been paid
pursuant to Paragraph 1, or if the County does not approve the Modi fications to the Approvals as
specified in Paragraph 2, then consideration of Case Number CV 164486 shal] be placed back on
the Court’s calendar for consideration of the merits of the case, and in the event Farm Bureay is

ultimately awarded attorneys” fees in such litigation, any payments made pursuant to this
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Agreement will be credited against any such fee award. In such event that the Modifications to
the Approvals are not approved, with the exception of credits of payments made pursuant to
paragraph 1, this Agreement is hereby terminated and the parties are restored to their respective
positions as if this Agreement had never been executed.

7. Upon dismissal with prejudice pursuant to Paragraph 6 above, each and every party to
this Agreement hereby releases, dispesels,vand forever discharges each and every other party,
including its offi cers; managers, partners, directors, board of supervisors, city council, trustees,
agents, employees, representatives, attorneys, insurers, departments, divisions, subdivisions,
sections, offices, successors and assi gos, and each of them, from any and all claims, complaints,
demands, causes of action, obligations, damages, costs, expenses, liens, atforneys' fees,
warranties, rights and liabilities of any nature whatsoever, whether known or unknown,
suspected or not suspected to exist, claimed or not claimed, that have arisen in connection with
the Petition in Case Number CV 164486. T]‘HS release applies to all of the events and/or actions
alleged to have occurred in the Petition and ta any cause of action or élaim in any forum based
on such allegations. In addition, Farm Burean waives its i ght legally to challenge: (1) the
County’s approval of a design review permit for a project authorized by the County Entitlements,
provided the approval is consistent with this Agreement; (2) use of APN No. 019-236-01 for
secondary access {0 serve the project authorized by the County Entitlements; and () City
approval of a development project on APN 019-226-42 that is consistent with the County
Approvals. Except as provided herein, nothing herein prohibits Farm Bureau from: (O
challenging any subsequent change to the County Approvals (other than such minor

modifications contemplated by this Agreement) challenged in this action not consistent with this

9 87

164




‘ ~ 0902
Agreement; (2} any future City approval, except as provided herein; (3) enforcing the texms of
this Agreement; or (4) any revised County project that is inconsistent with this Agreement.

8. Upon dismissal with prejudice pursuant to Paragraph 6 above, each of the parties also
expressly waives all "unknown claims" against each other party and those persons and ennués
mentioned in the previous paragraph as to the facts and circumstances concerning the claims set
forth in the Petition, and expressly waives its Fights under Civil Code section 1542 as to all
claims arising out of the operative facts whgch form the basis for the Petition. Section 1542 reads
as follows:

A general release does not extend to claims which the creditor does not
know or suspect to exist in his favor at the time of executing the release,
which if known by him must have materially-affected his settlement with
the debtor.
Upon dismissal with prejudice pursuant to Paragraph 6 above, each of the parties hereby
' completely and unequivocally waives as against each other party the provisions of Civil Code
section 1542 as it applies to the facts set forth in the Petition in case number CV 164486,

9. This Agreement is a compromise settlement of disputed elaims and by executing this
Agreement no party admits any wrongdoing, Hability or fault in relation to the matters alleged in
the pleadings in case number CV 164486 or identified in the Recitals herein, and no party admits
that Farm Bureau is entitled to any recovery, and likewise Farm Bureau does not concede that it
is not entitled to any recovery, arising from the allegations in the pleadings in case number
CV 164486. County agrees to not use the terms of this Agreement in any other court proceeding
against the County by third parties concerning rezonings, general plan amendments, and planned

unit developments under its Housing Element Rezoning Program,

3% o .
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10. In entering into this Agreement, each party represents that it has read all of the terms
of this Agreement and that the terms of this Agreement are fully understood and voluntarily
accepted by each party.

11. The Parties acknowledge that each party 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.

12. The effective date of this Agreement shall be date by which it is signed by the last
of the Parties signing (“Effective Date”).

13. This Agreement sets forth the entire understanding of the Parties in connection with the
subject matter herein. None of the Parties have made any statement, representation or warranty in
connection with this Agreement that has been an inducement for the others to enter into this
Agreement, except as is expressly set forth in this Agreement. It is expressly understood and
agreed that this Agreement may not be altered, amended, modified or otherwise changed in any
respect whatsoever except by a writing duly executed by authorized representatives of the Parties
hereto. The Parties agree that they will make no claim at any time or place that this Agreement
has been orally altered or modified or otherwise changed by oral communication of any kind or
character.

14, The Parties each represent and warrant that they fully understand that if the facts with
respect to which this Agreement is executed should be found hereafter o be different from the
facts now believed to be true by any party, each of them expressly accepts and assumes the risk
of such possible differences in facts and agrees that this Agreement shall be and remain effective

notwithstanding such differences in facts,
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15. The Parties agree that except as provided in Paragraph 1, above, they will each bear
their own attorney fees and costs arising from the litigation of case number CV 164486, and all
related administrative proceedings.

16. This Agreement shall be governed by the laws of the State of California. Venue shall be
in the County of Santa Cruz.

17. In the event any portion of this Agreement is deemed to be unenforceable, or is in
conflict with applicable law, the remainder of this Agreement shall be enforced and shall remain
in full force and effect, unless the portion unenforceable is a material consideration to a party to
this Agreement.

18. Any party to this Agreement may enforce the Agreement by filing a motion pursuant
to Code of Civil Procedure Section 664.6 or under any other procedure permitted by law. The
prevailing party in any such enforcement action shall be entitled to attorney fees and costs.

19. Farm Bureau agrees that except as provided in Parégraph 1, above, it is fully and solely
responsible for satisfaction of any and all Hens or claims for reimbursement or subrogation of
expenses incurred by it or on its behalf related to any of its claims as alleged in the Petition in
case number CV 164486. Upon dismissal with prejudice pursuant to Paragraph 6 above, Farm
Bureau releases, holds harmless, and agrees to indemnify the County of Santa Cruz, and the
City of Watsonville, and all of their agents, offices, officers, members, successors and assigns,
managers, partners, directors, board of supervisors, city council, trustees, agents, employees,
representatives, attomeys, insurers, departments, divisions, subdivisions, sections, offices, and
each of them from any and all claims for reimbursement and/or subro gation related to any of the

claims alleged in its Petition up to the time of its dismissal.
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20. All Parties agree to cooperate fully and to execute any and all documents, and to take
all additional actions that may be necessary or reasonably appropriate to give full force and
effect to the ba§ic terms and intent of this Agreement, and which are not inconsistent with its
terms.

21. By their signatures below, the Parties herein acknowledge that they have read ‘ihx’;, terms
of this Agreement, understand the terms thereof, and are agreed thereto.

22. The individuals whose signatures appear hereinbelow represent, warrant and guarantee
that they have the authority to execute this Agreement on behalf of those entities on whose
‘behalf thcy purport to execute this document. Farm Bureau agrees and represents that the
person signing on behalf of Farm Bureau below is authorized to execute this agreement on
behalf of Farm Bureau of Santa Cruz County and that such nonprofit corporation agrees to be

bound by this Agreement,

FARM BUREAU OF SANTA CRUZ COUNTY

DATED: By ( "

DATED: ‘Al COUNTY OF SANTA CRUZ

| M st

"Qy: Mark Stone
‘Its:  Chair, Board of Supervisors

13
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DATED:

Approved as to form:

flLGIH

1] T

DATED:

Approved as to form:

DATED:

EXHIBIT “A”: Map of City/County Project

0906

CITY OF WATSON ’ILLE

Al

Its: Mayor, Cvfy Counc;i'

§§5§’tant County Counsel
Attorney for the County of Santa Cruz

Cny Aitomév

Attomey ora & of Watsonville

EXHIBIT “B”: Depiction of Secondary Access for County Project

14
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT
701 OCEAN STREET, 4™ FLOOR, SANTA CRUZ, CA 95060
(831) 454-2580 Fax: (831)454-2131 TDD: (831) 454-2123
TOM BURNS, PLANNING DIRECTOR

June 1,2007
AGENDA DATE: June 12,2007

Board of Supervisors
County of Santa Cruz
701 Ocean Street
Santa Cruz, CA 95060

Subject: Status Report on Housing Rezoning Program and Atkinson Lane MOU with the
City of Watsonville

Members of the Board:

Last November your Board approved a new Housing Element for the County. A key policy
contained in the document - which led to certification by State HCD - was the rezoning of a
minimumof 30 acres for higher density housing. In December of 2006 your Board, after
considerable public testimony, selected a list of candidate sites for the rezoning program. An
additional site was added in February of this year. (A list of those sites is included in
Attachment 2.) On your last agenda you considered and conceptually approved proposed
changes to the General Plan and Chapters 13.10 and 17.10 of the County Code to create the
regulatory structure for proceeding with this unique rezoning program. The purpose of this
reportis to give you an update on the status of the parcel-specific rezoning efforts.

Overview of Activities

Since the sites were selected last December, staff has been focusing on a number of key
areas, including:

» (Gaining a better understandingof individual site constraints and available acreage of
each site;

e Working with land owners to obtain authority to access the sites:

» Develepingtechnical informationto evaluate the sites through the environmental review
process (including traffic, noise and biotic evaluations); and

¢ Developing a better understanding of how the environmental review process will
operate within the unique regulatory structure of the rezoning program.

Inthe intervening months muchwork has been accomplished. As a result, staff anticipates
completing the initial round of initial studies early this summer, with public hearings on the first
rezoning proposals to take place this fall. tis anticipated that individual rezoning proposals

will be processed in several different packages over the latter part of the year, with the goal of
completing all rezonings, with the exception of the Atkinson Site, by the end of the year.
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Atkinson Lane Housing MOU 0910
Board of SupervisorsAgenda: June 12,2007
Page No. 2

Atkinson Status and MOU

At the time that the Atkinson Lane Site was being considered by the Board as a candidate site
for the rezoning program, representatives of the City of Watsonville raised significant concerns
about the County's activities interferingwith future annexation plans of the City, which they are
planning, consistentwith the voter-approved Measure U. While the Board ultimately selected
the Atkinson Site for the candidate list, staff was directed to work with City representattves to
explore whether an approach would be developed for proceeding the rezonlng that benefited
both the City and County.

In February of this year, staff provided your Board with a status report on those efforts and an
overall goal for developing a Memorandum of Understanding (MOU) that would guide a joint
City-County effort to plan for development of the larger Measure U site, includingthe portion
proposed for rezoniing by the County. That report indicated that the hope was that the MOU
would reflect the goals of each entity, define a process for proceeding with the planning and
environmental analysis of the overall site, and provide a method for sharing the costs of those
activities.

We are pleased to submit to you the outcome of those efforts, in the form of an MOU
(Attachment 1). Both City and County staff believe that this document provides a clear
process for working together towards a mutually beneficial outcome on the site and for the
community. Once the MOU is approved, City and County staff will work together to bring
forward a number of future actions, including appointees to a Technical Advisory Committee,
financing for the planning component, and a contract and financing for completing the EIR for
the site.

Conclusion/Recommendation
While there is still much work remaining to develop an overall plan for use of the Atkinson Site,
development of the attached MOU represents a major step forward for both the City of
Watsonville and County in working together for the best long-termdevelopment of this
importantsite. The City will also be considering the MOU at their meetingon June 12, 2007.
It is therefore RECOMMENDED that your Board take the following actions:

1. Accept and file this report on the site-specific rezoning efforts;

2. Authorize the County Administratorto sign the attached MOU; and

3. Directthe Planning Director to report back, as appropriate, as efforts proceed on the
Atkinson Lane project.

RECOMMENDED:
2
LI U T
Tom BurAs— SusanA. Mauriello
s?ning Director County Administrative Officer
en
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Board of Supervisors Agenda: June 12,2007
Page No. 3

0911
Attachments:

1. Proposed MOU
2. Listof Candidate Rezoning Sites

cc.  City of Watsonville - City Manager
Atkinson Site landowners
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ATKINSON LANE MEMORANDUM OF UNDERSTANDING 0912

THIS MEMORANDUM OF UNDERSTANDING is made and entered into this

12th day of ___June ,2007, by and betweenthe County of Santa Cruz,
hereafter referred to as “County” and the City of Watsonville, hereafter referred to as
“City”, together referredto hereafter as the “Parties”.

RECITALS

WHEREAS, on November 5, 2002 the voter initiative, Measure U, formulated by
Action Pajaro Valley and titled the “Watsonville Urban Limit Line and Development

- Timing Initiative”, was approved by the voters of the City. Measure U amended the

City's General Plan for the purpose of defining a new Urban Limit Line (ULL) and
directing future growth areas and development phasing within the ULL; and

WHEREAS, Measure U identifies Future Growth Area B on a site off Atkinson
Lane (illustrated in Attachment 1), hereafter referredto as “Site”, and specifically
designates the property for residentialdevelopmentfor up to 600 units with a minimum
of 50 percentof the units restricted for affordable workforce housing; and

WHEREAS, a majority of the Site is located outside the current City limits and
two parcels (APNs 048-211-25 & 048-221-09), hereafter referred to as “County Site”
(illustrated in Attachment 1), are located within the County Urban Services Line, an area
defined in the County General Plan for more urban residential densities, and also within
the City's Sphere of Influence; and

WHEREAS, priorto any development of the Site within the City, the City would
need to apply for and receive approval from Santa Cruz Local Agency Formation
Commission (LAFCO) for annexation of that land into the City ~ an action that the City
has not yet initiated; and

WHEREAS, Measure U calls for the development of a Specific Plan for the
portion of the site to be developed in the City and states that no discretionary approvals
occur priorto January 1,2010, yet there are no such process requirements or time
constraints imposed on development which could occur on any portion of the Site in the
unincorporated area prior to its annexation to the City; and

WHEREAS, the County, at the direction from the State Department of Housing
and Community Development, has identified seven potential sites throughout the
unincorporated area to rezone for higher density residential uses (20 unitslacre) in order
to comply with requirements of its Housing Elementand State Housing Law (including
40% affordability), and one of those sites includes the portion of the Site within the
County’s Urban Services Line (“County Site"); and
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WHEREAS, the County’s Housing Element requires that 200 units of housing be
built at 20 units/acre on 10 acres of the County Site, with State law imposing penalties,
as part of the next housing element cycle, if this site is not appropriately rezoned before
the beginning of the next housing element cycle; and

WHEREAS, the County, through its RedevelopmentAgency, has the financial
resources needed to assist in financing required affordable housing on the site, which
could assist the City in meeting its 50% affordabie workforce housing requirement under

Measure U; and

WHEREAS, the City and County have determined that it is in their mutual
interests to jointly plan for the development of the entire Site, recognizing that a portion
would be permitted by the County and developed in the unincorporated area (County
Site) and the remainderwould be permitted by the City and developed in a future
annexation area within the City, hereafterreferred to as the “City Expansion Area”; and

WHEREAS, such ajoint plan is envisioned to provide the basis for the orderly
development of the Site under both the City and County jurisdictions, including: the
location of housing types and units with affordability restrictions, thorough identification
and financing of required infrastructureto serve the Site and address off-site impacts,
consideration of neighborhood concerns, and protection of environmental resources on

the Site.

WHEREAS, such a plan can also provide for an orderly phasing of development
and annexations, to take maximum advantage of what both the County and City can
offer to provide the best projecton the Site.

NOW, THEREFORE, in consideration of the mutual promises and conditions
contained herein, the Parties agree to the following:

1. Atkinson Lane DevelopmentPlan

a. City and County agree to work together in the development of an overall
development plan for the site (hereafter referredto as “Plan”), which would
include: the overall roadway layout, the location of housing types,
identification of units with affordability restrictions; the location of possible
parks and schools o serve the area; thorough rdenin’ cationand financing
of required infrastructureto serve the Site and to address off-site impacts;
consideration of neighborhood concerns; protection of environmental
resources on the Site; and specific development guidelines.

b. As a result of the Housing Element requirementsimposed by the State on

the County, which include rezoning the County Site to allow 200 housing
units at 20 unitslacre, and the City’s need to provide housing capacity to

a 7 e
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address its projected needs for the next housing element cycle (as called

out in the City’'s current General Plan), overall goals for the Plan have
been established in advance, as follows:

(1) The Site, per the City’s General Plan, is notto exceed a total of
600 residential units.

(2) The County Site, comprising approximately 16 gross acres of
land area, is proposedto include 200 multi-family units, with a
mix of rental and “for sale” units. Density to be a minimum 20
unitslacre. Units will accommodate a range of income levels -
from very low to moderate to market rate — with the goal of 80%
of the units being deed restricted with long-term affordability
covenarits. Affordability is fo be based upon County ordinance
provisions, but using Watsonville's Median Income levels,
currently set at 70-percent of County Median Income.

(3) The Plan is to include a mix of housing units, both for income
levels — from very low to market rate housing — and for housing
types — including both rental and ownership housing.

(4) The Planisto be developed with input from a wide range of
community interests to ensure that the future development
addresses diverse, long-termcommunity needs, while
integratingwith the surrounding neighborhood.

(5) Environmentalimpacts are to be thoroughly addressedin an
Environmental Impact Report (EIR), which is to meet the
regulatory needs of both the City and County as the various
aspects of land use approvals occur in the future for the Site.

(6) The City and County are to develop a mutually agreeable plan
for jointly financing required infrastructureto serve the Plan area
and surrounding neighborhood.

C. The development of the Planwill include extensive public input, including
advisory input from a Technical Advisory Committee (TAC), with the
purview and membershipjointly determined by the City Council (50% of
members) and Board of Supervisors (50% of members). Itis understood
that the TAC will not have the authority to revise the goals for the Plan (as
stated in Section b. above) without approval of the City Council and Board
of Supervisors, where appropriate.

d. Because the City and County have different structures for their respective
development review and approval process, the Planwill include separate

3
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implementation measures for the area within each jurisdiction, as

identified by staff from each of the jurisdictions. The portion of the Plan 0915
developed for implementationwithin the City will, at a minimum, meet the

Measure U and General Plan requirement for a Specific Plan. The portion
developed for implementationwithin the County will, at a minimum,

include specific General Plan and Zoning changes, such as a Planned

Unit Development (PUD) designation, to guide future development

projects.

City and County agree that the City will assume the role of lead agency for
the Plan, including drafting a scope of work, circulating a Requestfor
Proposals (RFP), and other related administrative work. The City and
County agree, however, that any major decisions on the Plan process and
contents must be mutually agreed upon, including the final scope of work
for the RFP, selection of the contractor, negotiation of contractor fees, the
structure of the public participation element of the process, and the Plan
contents. Staff from both the City and County will work together to
achieve agreement on these issues.

City and County agree to provide copies of planning, building and
environmental information on any of the parcels within the Site, as
requested by the consultant preparingthe Plan.

The County agrees to fund 50% of the consultant’s cost of preparing the
Plan, up to a maximum of $100,000 of County funds. Such funds will be
providedto the City periodically during the planning process, based on
invoices for completed work.

The City agrees to make all reasonable efforts to release the RFP within
90 days of the date of execution of this MOU.

2. California Environmental Quality Act (CEQA) Compliance

a.

City and County agree that, given the scope of the project and related
potential environmentalimpacts, an Environmentallimpact Report (EIR)
will be preparedto evaluate the Plan. Furthermore, it is advantageous for
both Parties that an EIR be developed in a manner that can be used by
both the City and County during their respective land use, development
review and approval processes.

County will assume the role of lead agency for the EIR, including
preparation of the initial study, conducting a scoping meeting in
Watsonville, circulating Request for Proposals (RFP), and other related
administrativework. The City and County agree, however, that any major
decisions on the EIR process must be mutually agreed upon, including the

4 "
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final scope of work for the EIR, selection of the contractor, negotiation of
contractor fees, selection of project alternatives, acceptance of the Draft

and Final EIR, and the structure of the public participationelementofthe 0916
process. Staff from both the City and County will work together to achieve
agreement on these issues.

City and County agree to provide copies of planning, building and
environmental informationon any of the parcels within the Site, as
requested by the consultant preparing the EIR.

The City agrees to fund 50% of the consultant’s cost of preparingthe EIR,
up to a maximum of $100,000 of City funds. Such funds will be provided
to the County periodically during the planning process, based on invoices
for completedwork.

The County agrees to initiate the RFP process as early as practical in the
planning process, in consultationwith City staff. City and County staff will
jointly agree to a timeline for guiding development of the EIR process.

To the extent practical, the EIR will identify project impacts and related
mitigations for each of the specific components of the Site — County Site
and City Expansion Area -~ and identify joint impacts of the County and
City portion of the proposed development. City and County will define
how to reasonably share in mitigation and monitoring costs where there
are shared impacts.

Master Plan Implementation and EIR Certification

a.

As the lead agency on the EIR, the County will be the initial entity to certify
the EIR, once a final document has been produced.

The EIR will be utilized by the County for the General Plan amendments,
rezoning, and development actions on the County Site and will be utilized
by the City for the annexation, Specific Plan and related development
projects on the City ExpansionArea.

Once the the EIR is certified, City and County agree to independently
pursue development of their respective portions of the Site —the County
Site and City ExpansicnArea ~ in a manner consistent with the Plan and
EIR. :

As part of that process, City and County intend to formally agree on how
to cost-share and otherwise cooperate in the construction of project
infrastructure and mitigation measures that mutually benefitthe portions of
the Site to be independently developed under the City and County.

3
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Disposition of development impactfees charged by both the City and
County would be one component of that discussion, along with funding of 0917

- required off-site improvements identified in the Plan and/or EIR as

necessary to serve the development of the Site and/or to mitigate
significant environmentalimpacts.

City and County agree that cost-sharing or other approved mechanism is
to be on a per unit basis, proportionate to the number of units within each
respective area (County Site and City Expansion Area) except as
otherwise mutually agreed upon by the City and County.

City and County recognize that there could be litigation related to any
stage of the project, including the EIR. Parties agree, in the event of
litigation on the Plan and/or EIR, to meet and confer on how bestto
approach such lawsuits and share the costs for such litigation.

3. Developmenton County Site (APNs 048-211-25 & 048-221-09)

a.

City and County agree that, underthe terms of this Agreement, it is
intended that the portion of the Site included on APNs 048-211-258& 048-
221-09 will be developed under the County’s land use regulatory system
(County Site), in a manner consistent with the Plan and EIR.

City and County agree that it is a goal for the Plan to include a substantial
portion of the affordable units to be constructed on the Site specifically
within County Site, given the location of the properties within the Site and
the County's ability to provide financial assistance as needed to ensure

- long-term affordability of the housing units.

City agrees to provide “will serve” letters and, ultimately appropriate utility
services, for the developments proposed on either or both parcels within
County Site, provided that the development project(s) are consistent with
the Plan and EIR.

Inthe event that the Plan, EIR, and needed County General Plan/rezoning
actions are not completed in a time frame that would allow the
development of these properties before the start of the next Housing
Element cycie, the City and County acknowledge that 100% of the
development capacity of these two parcels will be counted by the County
towards its “fair share” housing requirements and not by the City.

4. Annexation of City Expansion Area

a.

City and County both acknowledge the City's interest in annexing the Site,
consistentwith Measure U. Furthermore, the City and County agree that

87
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ultimate annexation of the’ Site is in the interest of both parties. Howeverit
would be premature for either Party to anticipate the success of that effort,
given that annexation is subject to a process outside this agreement and
approval is by an entity not party to this Agreement. Nonetheless, this
Agreement lays out the process for proceeding with development of the
Site, in the event that such annexation is ultimately approved by LAFCO.

0918

b. City, consistentwith the requirementsof Measure U and the General Plan,
plans to adopt a Specific Pian for the City ExpansionArea. City agreesto
ensure that the Specific Plan is consistentwith the Plan produced through
this Agreement.

c. City and County acknowledge the City’s interest in counting the
development potential for the City ExpansionArea towards its next “fair
share” housing reguirementsfrom the next Housing Element cycle. The
County agrees to support the City in counting 100% of the development
capacity of the City ExpansionArea parcels.

d. City agrees to pursue a two phase annexation with the Santa Cruz Local
Agency Formation Commission (SCLAFCO); Phase One to include City
Expansion Area, Phase Two to include County Site. The County agrees
to support the City’s efforts to processthe annexation intwo phases, and
{o the extent requested, participate in negotiationswith SCLAFCO on the
phased annexation.

e. City and County agree that annexation of the County Site (Phase Two) will
nottake place untilthe County has completed financing for the project (if
any) and inspections and signoff of all building permits for development
projects within the County Site. Inthe event SCLAFCO does not support
the phased annexation, the County agrees that the City, at its sole
discretion, may purse annexation of the entire Site starting on January |,
2012, even if no development has taken place on the County Site.

5. Effect of MOU

Upon execution of this MOU, County and City will work, in good faith, to achieve all the
objectives of this MOU. Unless and until all required approvals are effective and all
required actions as described in this MOU have been completed, any party may
withdraw from any further discussions, negotiations or activities associated with this
MOU, upon thirty (30) days written notice to the non-withdrawingparty. The
withdrawing party shall be responsiblefor its pro-rata share of all costs resuiting from
the obligations incurred pursuantto this MOU prior to the date of withdrawal. By
executing this MOU, County and City confirm that the provisions of this MCU represent
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the basic and fundamental elements of the understanding of the County and City
regarding all matters addressed in this MOU.

This MOU may not be altered, amended, or modified, except in a written document that
is executed by duly authorized representatives of the City and County. This MOU sets
forth the understanding among the parties hereto as to the subject matler set forth
herein This MOU will be governed by and construed, enferced and performed in

accordance with the law of the State of California.

The parties agree to the provisions of this MOU 5y having their authorized agents sign
below

A -
Carlos’J Palacis Susan Mauriello

City Manager County Administrator -
Mﬁ//// % /1 /

Approved as to Form Agproved as toForm
City Attorney County Counsel
Attest: /, )
/gﬂw %\/‘{«(/éi ! /ltz(,f[ / //j‘g’%%’v g
City Clerk " Qéwfg,uoierk ol P Prf et 60 X pavvisers
_,;'/
8
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ATTACHMENT 2

Sites Designated for Rezoning to —R Combining Zone District

Site Name APN Street Address Supervisorial District | Acreage
7% Avenue | 026-211-19 | 1175-12557™ Avenue | 3 - Coonerty 3.1
026-211-20 ‘
026-211-22
026-211-26
Nigh 029-021-47 | 5940 Soquel Ave 1 - Beautz 5.0
Erlach 037-101-02 | 3250-3420 Cunnison 1 - Beautz 5.1
037-061-66 | Lane
037-061-04
Atlee 037-161-15 | 3085 Porter Gulch Rd 2 - Pirie 3.8
Miller 039-471-09 | 7839 Soquel Drive #A | 2 - Pirie 2.1
Minto 051-511-35 | Minto Road | 4 - Campos 441
Atkinson 048-211-25 | 56 Atkinson Lane i 4 - Campos 10.0
048-221-09
TOTAL 32.71
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BEFORE THE BOARD OF SUPERVISORS OF THE
COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA

RESOLUTIONNO. __154-2009
On the motion of Supervisor: Pirie

Duly seconded by Supervisor: ~ Leopold
The following resolution is adopted:

RESOLUTION TO CERTIFY THE ENVIRONMENTAL IMPACT REPORT PREPARED
FOR THE ATKINSON LANE SPECIFIC PLAN/PLANNED UNIT DEVELOPMENT

WHEREAS, the Final Environmental Impact Report was completed in full compliance
with the California Environmental Quality Act (CEQA); and

WHEREAS, the Final Environmental Impact Report reflects the independent judgment
and analysis of the County Planning Department and the Board of Supervisors; and

WHEREAS, the Board has reviewed and considered the information contained in the
Final Environmental Impact Report.

NOW, THEREFORE BE IT RESOLVED, that the Board of Supervisors certifies the
Final EIR and adopts the Mitigation Monitoring and Reporting Program.

PASSED AND ADOPTED by the Board of Supervisors of the County of Santa Cruz,

California, this__ 9th dayof June ,2009 by the following vote:
AYES: SUPERVISORS Leopold, Pirie, Stone, and Coonerty
NOES: SUPERVISORS ~ Nene
ABSENT: SUPERVISORS  Neme
ABSTAIN: SUPERVISORS
campos . NEALCOONERTY
Chairperson |
ATTEST: _TESS FITZGERALD
Clerk of the Board COUNTY GF SANTACRUZ )

. SUSAN A. MAURIELLO, County Administrative
Officer and ex-efficio Cleck of the Board of Super-

APPROVED ASTO FORI\’I nsors of the County of Santa Cnuz State of
California do hereby certify that the foregoing s
& tue and corect copy of the reschdion passed
4—"[6\ and adopted by and entersd inthe minutes of the
Cotnty Comse st my hand_and

Cc:  County Counsel

Planning Department
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BEFORE THE BOARD OF SUPERVISORS OF THE <9433
COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA”

RESOLUTIONNO. ___155-2009
On the motion of Supervisor: Firie
Duly seconded by Supervisor; Lecpold
The following resolution is adopted:

RESOLUTION APPROVING GENERAL PLAN AMENDMENTS,

A REZONING, A RIPARIAN EXCEPTION AND A PLANNED UNIT DEVELOPMENT PERMIT
TO CHANGE PARCELS (APNS 048-211-25 and 048-221-09) FROM RESIDENTIAL, URBAN LOW
DENSITY DESIGNATION TO RESIDENTIAL, URBAN HIGH DENSITY AND
URBAN OPEN SPACE DESIGNATIONS WITH A PUD,

WHEREAS, the Housing Element of the Santa Cruz County General Plan was adopted by the
Board of Supervisors in November of 2006 and certified by the State of California Department of
Housing and Community Development in December of 2006; and

WHEREAS, one of the goals of the County General Plan, and more specifically the Housing
Element, is to designate sufficient land to be developed at a density prescribed by the State of California
to fulfill our obligation for low- and very-low-income households; and

WHEREAS, Programs 1.1 Rezoning Program (20 units per acre) and 1.2 Selection and Rezoning
of Sites of the Housing Element call for the rezoning of 30-32 acres of land to be developed at a density
of 20 units per developable acre as a by-right use; and

WHEREAS, the Board of Supervisors, in order to implement the Housing Element’s rezoning
program, established the Regional Housing Need “-R* Combining Zone District with the purpose to
“...increase the supply of affordable housing by designating sites for development at 20 units per acre in
order to meet the requirements of the Regional Housing Needs Allocation...”; and

WHEREAS, the Board of Supervisors identified several sites encompassing 30-32 acres in total
as candidates for rezoning to the Regional Housing Need “-R” combining zone district, including the
housing site between Atkinson Lane and Brewington Avenue, APNs 048-2 11-25 and 048-221 -09, also
known as the Atkinson Lane Site (*Site™); and

WHEREAS, the designation of higher density housing on the Site requires the General Plan land
use designation be changed to allow the higher density, a Planned Unit Development to establish the
basic development standards and incorporate CEQA mitigations for fbture by-right development on the
site, and a rezoning to identify the site as one of the Regional Housing Need “-R” sites and as a
multifamily residential site; and

WHEREAS, the Findings based on the Final Environmental Impact Report prepared for this
proposal, as required under CEQA, can be made as attached; and

WHEREAS, the Findings for a Planned Unit Development Permit, as set forth in County Code
Sections 18,10.230 and 18.10.183, to establish development standards and incorporate environmental ”
mitigation measures can be made as attached; and ’
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TCHEN o

WHEREAS, the Findings for a Riparian Exception to reduce the required wetiand buffer from
100 feet to 50 feet, and to permit certain restoration-related construction activities in the riparian area of
the wetland on site can be made as attached; and

WHEREAS, the Planning Commission held a duly noticed public hearing and has considered the
proposed Rezoning, General Plan Amendment, PUD and all testimony and evidence received at the
public hearing; and

WHEREAS, the proposed General Plan Amendments will be consistent with the policies of the
General Plan and other provisions of the County Code, is appropriate to the level of utilities and
community services available to the property, is necessary to fulfill the County’s Housing Element of
the General Plan, and is in compliance with the provisions of the California Environmental Quality Act.

NOW, THEREFORE, BE IT RESOLVED, that the proposed Rezoning, General Plan
Amendment, Riparian Exception and PUD serve a public benefit; and

BE IT FURTHER RESOLVED, that the Board of Supervisors approves the proposed rezoning
set forth in Attachment 2, a General Plan Amendment to change the land use designation for APNs 048-
211-25and 048-221-09 from Residential, Urban Low Density to Residential, Urban High Density and
Urban Open Space, the Planned Unit Development Permit, Development Permit, Ripartan Exception,
and CEQA Findings as set forth in Attachment 5, and the Planned Unit Development Permit set forth in
Attachment 3 and incorporated herein by reference.

PASSED AND ADOPTED by the Board of Supervisors of the County of Santa Cruz, California,

this__9th dayof__ Junme ,2009 by the following vote:
AYES: SUPERVISORS Leopold, Pirie, Stone and Coonerty
NOES: SUPERVISORS None

ABSENT: SUPERVISORS  None
ABSTAIN: SUPERVISORS Campos
NEAL COONERTY

Chairperson

STATE OF CALIFORNIA B ‘ _
TESS FITZGERALD .

{. SUSAN & MAURIELLO, County Adminigirative *
Officer ang ex-sflicio Clerk of the Board of Super-
Clerk of the Board wisors of the County of Sania Cruz, State of
Cahfornia do hereby certify that the foregoing X

’ . _ 1. a true and corect copy of the resolution passad
APPROVED AS TO FORM: and adopted by and emered in the minutes &f the

said board. In witness whereof | -have hereunte

set my hand afixed the sesl of the said

Board on 3, Lo 2O 20
SUSAN 2 MAURIELLO, County.
Adminisfrative O

8y

ATTEST:

N

Cc:  County Counsel
Planning Department
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Existing Zoning Map

Map Created by
County of Sapta Cruz
Panning Department
Apri 2008
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ATTACHNENT 5

ORDINANCENO.__ 5047

ORDINANCE AMENDING CHAPTER 13.10
OF THE SANTA CRUZ COUNTY CODE
CHANGING APNS 048-211-25 AND 048-221-69 FROM THE R-1-6 ZONE
DISTRICT TO THE RM-2-R AND PR ZONE DISTRICTS

The Board of Supervisors of the County of Santa Cruz ordains as follows:
SECTIONI

The Board of Supervisors finds that the public convenience, necessity and general
welfare require the amendment of the County Zoning Regulationsto implement the
policies of the County General Plan regarding the property listed in SectionIIl of this
ordinance; finds that the zoning established herein is consistent with all elementsofthe
Santa Cruz County General Plan; and finds and certifies that all environmental
regulations specified in the California Environmental Quality Act, the State and County
Environmental Guidelines, and Chapter 16 of the County Code have been complied with
by the preparation and certification of an Environmental Impact Report for the project.

SECTIONII

The Board of Supervisorshereby adopts the recommendations of the Planning
Commission for the Zoning Plan Amendment as described in SectionII], and adopts their
findings in support thereof without modification as set forth below:

1. The proposed zone district will allow a density of development and types of
uses which is consistent with the objectives and Jand use designations of the
adopted General Plan; and

2. The proposed zone district is appropriate for the level of utilities and
community services available to the land; and

3. The proposed rezoning is necessary to provide for a community-relateduse
which was not anticipated when the Zoning Plan was adopted.

SECTIONIII

Chapter 13.10, Zoning Regulations of the Santa Cruz County Code is hereby amended by
amending the County Zoning Plan to change the following property from the existing
zone district to the new zone district as follows:
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APN Recorded Zoning New Zoning
2 048-211-25 R-1-6 RM-2-R, PR
3 048-221-09 R-1-6 RM-2-R, PR
SECTION 1V
PASSED AND ADOPTED by the Board of Supervisors of the County of Santa Cruz this
——gth dayof June ,2009, by the following vote:
AYES: SUPERVISORS Pix;ie, Leopold, Stome and Coonmerty
NOES: SUPERVISORS None

ABSENT: SUPERVISORS Hone
ABSTAIN:  SUPERVISORS Campos

NEAL COONERTY
CHAIRPERSON, BOARD OF SUPERVISORS

ATTEST: TEcet[IZGERALD

Clerk of the Board

APPROVED AS TO FORM: /) ﬂj{jf/ /\ {L(/}Q /ﬂ

Coxi nty Counsel

Copies to: Planning
County Counsel

LoIrIyv _-'—— o~ - m~
'-*—wulv\-ﬂvl - -»‘.:Fw‘iw\w..u\::n WENT

B A CORAECT COPY OF THE CRIGINAL ON.FULE IN THE

oq-‘eo: Am-sT ND AND SEAL THS J04 _pay
LEPLE )

-W-\- “m-—__o COUNTY AWM STRATIVE OFPCER

4\3 ERCF T G_r-( OF THE BOARD OF SUPTAVSORS
OF THE Cox, OF :AN'TA *WN\.A
5y DEPUTY

— S X
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Atkinson PUD HTTACHHEAT & 1

5/26/2009
ORDINANCENO. 5048 - P

ORDINANCE GRANTING A PLANNED UNIT DEVELOPMENT AS ALLOWED BY SANTA
CRUZ COUNTY CODE RELATING TO ESTABLISHMENT OF DEVELOPMENT STANDARDS
FOR APNS: 048-211-25,048-221-09

The Board of Supervisors of the County of Santa Cruz ordains as follows:
SECTION1

A Planned Unit Development is hereby granted to the property located between Atkinson Lane
and Brewington Avenue, in the Pajaro Valley Planning Area, also known as the Atkinson Lane Housing
Site, and shown on Exhibit A attached hereto and subject to the conditions shown on Exhibit B, attached
hereto.

SECTION I

The Board of Supervisors hereby adopts the recommendations of the Planning Commission for the
Planned Unit Development as described in Section |, and adopts their findings in support thereof without
modification as set forth below:

1. That the proposed location of the uses are in accordance with the objectives of the County
Code and the purposes of the district in which the site is located.

2. That the proposed location of the Planned Unit Development and the conditions under which
it would be operated or maintained will not be detrimental to the public’s health, safety or
welfare, or materially injurious to properties or improvements in the vicinity.

. That the proposed Planned Unit Development will comply with each of the applicable
provisions of Chapter 18.10 of the County Code.

2

4. That the standards of dwelling unit density, site area and dimensions, site coverage, yard
spaces, heights of structures, distances between off-street loading facilities and landscaped
areas will produce a development that is compatible with and integrated into the surrounding
built and natural environment consistent with the objectives of the County Code.

5. That the standards of dwelling unit density, site coverage, vard spaces, heights of structures,
distances between structures, off-street parking, and off-street loading facilities will be such
that the development will not generate more traffic than the streets in the vicinity can carry
and will not overload utilities.

6. That the combination of different dwelling and/or structure types and the variety of land uses
in the development will complement each other and will harmonize with existing and
proposed land uses, structures, and the natural environment in the vicinity.

7. That the degree of departure from the required development and density standards is roughly
proportional to the benefits provided to the neighborhood and/or the community in which the
Planned Unit Development is located.
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Atkinson PUD -
5/26/2009 ATTACKNENT 6
8. That the proposed development is consistent with the General Plan/Local Coastal Program
Land Use Plan.

SECTIONIII
The Board of Supervisorshereby adopts the recommendations of the Planning Commission for the

Development Permit as described in Section I, and adopts their findings in support thereof without
modification as set forth below:

1. That the proposed location of the project and the conditions under which it would be
operated or maintained will not be detrimental to the health, safety, or welfare of persons
residing or working in the neighborhood or the general public, and will not result in
inefficient or wasteful use of energy, and will not be materially injurious to properties or
improvementsin the vicinity.

2. That the proposed location of the project and the conditions under which it would be
operated or maintained will be consistent with all pertinent County ordinances and the
purpose of the zone district in which the site is located.

That the proposed use is consistent with all elements of the County General Plan and with
any Specific Plan which has been adopted for the area.

(73]

4 That the proposed use will not overload utilities, and will not generate more than the
acceptable level of traffic on the streets in the vicinity.

3. That the proposed project will complement and harmonize with the existing and proposed
land uses in the vicinity and will be compatible with the physical design aspects, land use
intensities, and dwelling unit densities of the neighborhood.

6. The proposed development project is consistent with the Design Standards and Guidelines

(sections 13.11.070 through 13.11.076), and any other applicable reguirements of this chapter.

SECTIONIV

This ordinance shall become effective 31 days after adoption.

PASSED AND ADOPTED this_9th dayof ___ June 2009 by the Board of Supervisorsof the
County of Santa Cruz by the following vote:

AYES: SUPERVISORS  ririe, Leopold, Stone and Coomerty
NOES: SUPERVISORS  Nome

ABSENT: SUPERVISORS None

ABSTAIN: SUPERVISORS  Campos

X z Y, 1/
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Atkinson PUD
5/26/2009

Attest:
Clerk of the Board

APPROVED AS TQ EGR
N Lo fo

_TESS FITZGERALD

C&umfw C{ounseY

T

ATTACHMENT 6

NEAL COONERTY

Chairman of the Board of Supervisors
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NEIGHBORHOOD MEETING NOTICE

MidPen Housing Corporation invites you to a public forum regarding Pippin Apartments,
a new 44-unit residential community located at 56 Atkinson Lane, Watsonvile, The
purpose of the meeting is to provide you with information on the design of the project
prior to our submission of our appiication for design review approval. Representatives of
MidPen and the design team will be available to answer questions and receive your
input regarding issues related to the project design. The meeting will have an open
house format and refreshments will be provided.

Where: L.S.T.W. Porfuguese Hall
124 Atkinson Lane
Watsonviile, CA 950746

When: Thursday, August 29t 5:00 - 7:30 pm
who: Neighbors of Pippin Apartments and other interested residents

if you have any questions, please contact Cynthia Iwanaga at {831) 707-2143
[ciwancga@midpen-housing.ora) or Kate Smith at {831) 707-2131 (ksmith@midpen-

housing.org).

If you are unable to attend but have input or questions in regard to the project, feel
free to contact Cynthia or Kate,

Si tiene preguntas en espafol, por favor comuniguese con Carlos Jurado al {831) 707-
2138. Traduccion en espaiol serd disponible durante Ia Junta si es necesario.
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MEMO:

To: Kathy Previsich - Santa Cruz County Planning Dept
Alice Daly - Santa Cruz County Planning Dept.

From: Cynthia lwanaga and Kate Smith — MidPen Housing

Date: September 5, 2013 ' '

RE: Report -- Pippin Neighborhood Mtg -- August 29" 2013

CC: Greg Caput — Santa Cruz County Board of Supervisors

Consistent with County Code Section 18.10.211, MidPen Housing held a neighborhood
meeting on August 297 2013 in connecticn to the Pippin Project. This report provides a
summary result of the neighborhood meeting.

PROJECT SUMMARY
Name: Pippin {“Project")
Location: 56 Alkinson Lane, Watsonville (“Property”)

Description:  4é-unit rental community for low-income families

NEIGHBORHOOD MEETING SUMMARY

Date/Time: August 290 2013, 5:00 - 7:30 p.m.
Location: ISTW Portuguese Hall, Watsonville

Distribution:  Meeting nofification flyer, mailed fo a total of 71 property owners and
residents located within a 300 ft. radius of the exterior boundaries of the
Project parcel

Attendance: 5 neighbors attended as well as City and County staff as well as MidPen
staff and consuitants

Mtg Format:  Neighborhood meeting was held in the ISTW Portuguese Hall. The
meefing was a town hall format, with tables set up around the hall for
MidPen Property Management, MidPen Resident Services, and the
Pippin design feam which consists of the architect, landscape architect,
and civil engineer. Neighbors walked around the hall and spoke with
staff and consultants at each table where they were given informational
handouts and any guestions were answered.

Materials Used: Picture Boards, Handouts

197




Pippin Apartments is a 46-unit family apartment complex affordable to very-low income

and low-income families with six unifs set aside for residents with special needs.

Up fo

26 units may be set aside for farm worker families if funding is available.

| Bedroom Type

Number of Units

Est. Rent Range

“Est. Income Range

1 Bedroom 3 $441-$788 $24,990 to $41,650
2 Bedroom 29 $527-3$944 $29.970 to $49,950
"3 Bedroom 14 $607-$1,088 $34,410 to $57.350

There will be 119 parking spaces for the 446 apartments, in complionce with City and

County standards.

Amenities include a tot lot, open space lawn areq, communilty garden beds,
community room and kitchen, and after-school classroom.
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Questions from Neighborhood Meeting:

1.

Is there capacity in the existing schools to accommodate the children from
Pippin Lane?

MidPen staff met with the Pajaro Valley Unified Scheol District fo discuss the
Pippin Apartments. MidPen shared information from our recent lease-up of
Schapiro Knolls Apartments. At Schapiro Knolls, over 95% of the families who
moved in were already living in Watsonville with children already attending
PVUSD schools.  Using this information, we were able to provide the District with
a projection for the number of anticipated school age children that would live at
Pippin Apartments.

The closest elementary school to the Pippin Apartments is HA Hyde Elementary
School. Based on our projection of 54 school age children that would be
anticipated to move in to Pippin Lane, District Staff indicated that there would
be sufficient capacity for the children ot this school.

How will the residents fit into the neighborhood? Will there be overcrowding in
the units? Will they take care of the property?

MidPen Housing owns and manages all of the apartments we build through
MidPen Property Management Corporation, an aoffiiated management
company. Every prospective resident is screened for credit, landlord references
and criminal background. MidPen Property Management follows strict
occupancy limifs per unit that are enforced by our staff and required by our
lenders. In addition, all residents must adhere to house rules which require
residents to maintain their units and be good neighbors. There will be @
management office on site during the day and aresident manager who will live
at the property and be available after business hours. MidPen Property
Management has been in existence since 1981 and manages over 6,400 units of
housing.

Typical residents of MidPen apartments in Watsonville are employed by local
companies such as Driscoll, Elkhom Packing, Fox Racing, Earthbound Farms and
others. There will be a preference in the leasing of units for families who live or
work in Santa Cruz County. If required by the City, this preference could be
extended to families who live or work in Watsonville as well.

Will residents take up our street parking on Afkinson Lane?

There will be 119 parking spaces on site for the 46 units which complies with
County and City parking requiremenis. Depending upon opartment size,
residents will be assigned one to two parking spaces with over 23 guest parking
spaces. Management will work with residents to insure there is no impact to the
existing street parking on Afkinson Lane.
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. Why aren’t you building single family homes on this property?

The County identified this property as one of six sites in the County for multi-family
affordable housing. In the City of Watsonville’s Atkinson Lane Specific Plan, they
also identified this site as a potential multi-family site. Pippin Apartments is
consistent with the way the property was planned by the County and the City.

Does the site plan provide open space for kids to play?

There are several open spaces on site, The main open space area will have a
tot lot adjacent to an open lawn area. I'm confirming the square footage of this
area. Throughout the complex, there will be community garden beds for
planting and benches along pathways.

. Willlocal residents have a preference to live at Pippin Apartmenis?

The County will require that preference be given to residents who live or work in
the County of Santa Cruz. The City of Watsonville may also require a preference
for residents who live or work in Watsonville.

. Wil this project bring construction jobs to Watsonville residenis?

MidPen hires general contractors to build our projects through a competitive
selection process. We require our general contractors to post the construction
job in the local builder's exchange and will encourage them to solicit bids from
all qualified local subcontractors.

. What hours will the project be under construction?

Construction hours for our current projects are typically 7:30 a.m. to 4:30 p.m. We
anticipate similar hours for Pippin Apartments. We know that construction can
be disruptive 1o neighbors and require that our general contractors be courteous
to neighbors by minimizing parking on the street and cleaning up any debris left
on the street by construction fraffic at the end of each work day.

. How will the traffic from the Pippin Apartments affect the current Atkinson Lane
residents? The Gardner Avenue and Freedom Blvd. intersection light often backs
up in the morning.

We updated the fraffic study included in the Environmental Impact Report,
originally certified in 2009, This report concluded that the development of the
Pippin Lane project would not require any specific traffic mitigations fo be
installed at this time, but the project will be required 1o pay traffic impact fees to
help fund the installation of future traffic improvements as required by the EIR.

' 87
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if you have any questions, please contact Cynthia iwanaga af {831) 707-2143
(ciwonoao@midoenwhousinov.oro) or Kate Smith at {831) 707-2131 {ksmith@midpen-

housing.org).

Si tiene preguntas en espaficl, por favor comuniquese con Carlos Jurado al (831) 707-
2138.

ATTACHMENTS

——t

Notification Flyer
Fiyer Distribution Lists

Meeting Presentation Materials

M W

Meeting Attendance List

317

201



@7/24/2813 15:720 8313351818
01921520 AC

WU PHILIP & KAO LI CHUAN HWC
1866 MAIN ST

WATSONVILLE CA 85078

01821521 AC

TRINDADE FILOMENA F W/H JT ETA

P O BOX 446

GUSTINE CA 95322

01822607 AC

GREEN REV GLEN W ETAL TRUSTEES
P QO BCX 206

WATSONVILLE CA 85077

01822621 AD

MELGOZA MARTIN /M ETAL
49 BLANCA LN #507
WATSONVILLE CA £5078

01922624 AQ

GUTIERREZ ERNESTO & MARIA DOLO
50 THOMAS RD

WATSONVILLE CA 85078

01822627 AQ
NEGRETE EFRAIN H/WJT ETAL

110 GERN COURT
WATSONVILLE CA 95076

01822628 A0
MARTINEZ NANCY M/W 88

180 SEQUOIA GROVE
BEN LOMOND CA 85005

01822834 AD
MANCILLAS ALFREDQ SM ETAL

P O BOX 8412
SANTA CRUZ CA 25081

01822836 AC
FAJARO VALLEY SHELTER SERVICES

115 BRENNAN ST
WATSONVILLE CA 85078

01822636 AD
SANTA CRUZ COUNTY HOUSING AUTH

2631 MISSION ST
SANTA CRUZ CA 85080

SANTA CRUZ PLANNING

01922638 AO
WATSORVILLE CITY OF

240 WESTGATE DR
WATSCNVILLE CA 85078

01922642 AQ
58 ATKINSON LANE ASSQCIATES LL
24850 GLENWOOD DR

-LOS GATOS CA 95033

01522644 AQ
BECHTEL ELIZABETH DEBRUHL

13 CROWAVE
WATSONVILLE CA 85076

01923602 AO
HAVMMILL TIM M & GUADALUPE HW

PO BOX 1743
FREEDOM CA 85018

01926323 AC -
HERNANDEZ BERNARDO V & ENEDINA
PO BOX 577

FREEDOM CA 85019

01826335 AC
MERCADO JOSE G & JULIAC HWJ

835 ORCHARD ST
WATSONVILLE CA 85078

01891101 AC
INDEPENDENCE SQUARE HOUSING CO

1355 MADISON ST
WATSONVILLE CA 83076

04821124 AQ
PACIFIC GAS & ELECTRIC CO

P O BOX 770000
SAN FRANCISCO CA 84177

04821125 AO
MID-PENINSULA THE FARM INC

303 VINTAGE PARK DR #2850
FOSTER CITY CA 84404

04822109 AD
LAMB BRUCE R TRUSTEE TC ETAL

27231 LOST COLT DR
LAGUNA HILLS CA 52653

202

AGE 82

0939

01921501 00

- NORTHCUTT MARK & ALTAHMWCP R

202 MEGHANNCT
WATSONVILLE CA 95078

01921502 Co
ESPINOZA JESUS & CRISTINA CO-T

208 MEGHANN CT
WATSONVILLE CA 55078

01821503 e]e]
MEDINA GERMAN JM/M SS ALLJT

214 MEGHANNCT
WATSONVILLE CA 85076

01821516 00
COZZENS PAUL F CO-TRUSTEES ETA

145 PALOMA WAY
WATSONVILLE CA 85078

01821517 ‘00
MEDRANO ABEL P & MARIA G TRUST

135 PALOMA WAY
WATEONVILLE CA 85078

01921518 - co
FINK RAYMOND & PATRICIA TRUSTE

125 PALOMA WAY
WATSONVILLE CA 85075

01821318 C0
BAJOG ALEXIS Q UMW

115 PALOMA WAY
WATBONVILLE CGA 850756

01921822 o0
ROCHA EBTHER TRUSTEES

1210 NATALIE LN
WATSONVILLE CA 85078

01922606 Q0
GARCIA NICOLAS G & ANITA M HW
44 ATIKINSON LN

WATSONVILLE CA 95078

01822620 o0
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VICTORY NEUIA M SW

83 ARISTA LN

WATSONVILLE CA 35078
01622823 co
AGUILERA VERCNICA MAV S8

87 ARISTA LN

WATSONVILLE CA 85076
01822625 - 00
BRICENO LUIS R & REYNA HWJT
85 ARISTA LN )
WATSCONVILLE CA 285076
01922828 co

VARGAS ANTONIO & MARIA J HW J

40 ATKINSON LN
WATSONVILLE CA 55078

01822828 o0
SCHAEFER JASON H & ALMITA HAW

BOARISTA LN
WATSONVILLE CA 95076

01822630 o0
FERNANDEZ JOSE R HAW JT ETAL

B2 ARISTACT
WATSONVILLE CA 85076

01822631 Q0
BELMONTES JESUS HWETALJT

78 ARISTA CT
WATSONVILLE CA 88076

01622643 00
ROSZELL GLORIA SUCCESSOR TRUST

58 ATKINSON LN
WATSONVILLE CA 95078

01523612 oo
AGUADGC ANTONIC R & MARIA M RIP

B4 ATKINSON LN
WATSONVILLE CA 85078

01923613 00
GOLDMAN JAMES H & BONNIE J TRU

104 ATKINSON LN
WATSONVILLE CA 85078

o

SANTA CRUZ PLANNING

01923645 00 ‘
CHOATE CALDONIA GIBSON TRUSTEE

BE ATKINGON LN
WATSONVILLE CA 85076

015826211 Co
COSIO MICHAEL R & MARGARET B

S3ATKINSON LN
WATSONVILLE CA 85076

01926221 00
FERREIRA JOEL & CATIA HAW JT
&1 ATKINSON LN

WATSONVILLE CA 95078
01926222 00
RIVERA REINA SAVAS T ETAL
48 ATKINSON LN
WATSONVILLE CA 85078
01926223 o0
ARELLANO BONIFACIO L SUCCESSS0
47 ATKINSON LN
WATSQNVILLE CA §5078
01991101 00
INDEPENDENCE SQUARE HOUSING CO
1385 MADISON ST
WATSONVILLE CA 85078
01922607 iR
Resident

A8 ATKINSON LN
WATSONVILLE CA 85078
01922632 1R
Rssident

T4ARISTACT .
WATSONVILLE CA 858076
01622833 1R
Ragidant

70ARISTACT

WATSONVILLE CA 85076

01822534 1R
Resident

86 ARISTACT
WATSONVILLE CA 85078

203

01922835 1R
Residant

82 ARISTACT
WATSONVILLE CA 85076
01522636 iR
Rasidant

S0 ARISTACT #C
WATSORVILLE CA 85078
01922838 1R
Resident

S50 ARISTACT #N

WATSONVILLE CA £5078

019226838 iR
Resident

SCARISTACT #D
WATSONVILLE CA 85076

01922636 1R
Resident

B0 ARISTACT #P
WATSONVILLE CA 83075
01922838 iR
Resident

50 ARISTACT #B
WATSONVILLE CA 95076
018228636 1R
Residant

50 ARISTA CT 2A
WATSONVILLE CA 850758
01922838 iR
Resident

S0 ARISTACT #0
WATSONVILLE CA 85078
01822638 iR
Rasidant

S0 ARISTACT #1
WATSONVILLE CA 95076
01822838 iR
Resldent

50 ARISTACT #E

VWATSONVILLE CA 95078

PAGE @3
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01822638 1R 04821125 iR
Residant Resident

50 ARISTA CT #H §6 ATKINSON LN
WATSONVILLE CA £€5076 WATSONVILLE CA 85078
01922636 iR

Resident

S0 ARISTACT#F

WATSORVILLE CA 85076

018226838 1R

Resident

50 ARISTA CT &M

WATSONVILLE CA 95076

01922838 1R
Resident

50 ARISTA CT#G
WATSONVILLE CA 85078

1922636 1R
Resident
50 ARISTA CT#d
WATSORVILLE CA 35076
01822636 1R
Residant
S0 ARISTA CT#K
WATEONVILLE CA 85076
01922636 iR
Rasidant
50 ARIBTA CT 4L
WATSONVILLE CA 8507
01922639 1R
Regidant
51 ARISTA LN

WATSONVILLE CA 85078

01022642 1R
Resident

58 ATKINSON LN
WATSONVILLE CA 85078

01823601 1R
Resident

78 ATKINSON LN
WATSONVILLE CA 85078

204
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Pacific Gas zmd

- ) = Dennis Ben Land Management
Etectric Company Land Agont 9 0943
831-784-3526 {Office) 356 E Alisal St.
DBB6@pge.com Salinas, CA 93901

February 14, 2014

Mr. Robert Loveland

County of Santa Cruz Planning Department
701 Ocean Street, 4™ Floor

Santa Cruz, CA 85080

Re: Pippin Apariments
Application #131285; APN #048-211-25
Dear Mr. Loveland:
This letter confirms that PG & E has reviewed preliminary plans to move the driveway entrance for the PG& E
Erta Substation approximately 20 feet east of its current location.  This lefter confirms that PG&E will give
MidPen Housing Corporation permission to work on our property to complete the construction of the new

driveway entrance and to adjust the grades on PG&E's property to work with the new driveway entrance.

if you have any questions, please do not hesitata o call me at (831) 784-3528.

/Smgere!y, -~
\Q /Lir \/ —2 [ \‘-"_/\\_

Dennis Ben
Land Agent
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT

701 OCEAN STREET, 4™ FLOOR, SANTA CRUZ, CA 85060
(831) 454-2580 FAX:(831)454-2131 TDD:(831)454-2123
KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR

SUBIJECT: MITIGATION OF TRAFFIC IMPACTS FOR ATKINSON PUD

TO: MEMO TO FILE

FROM: KATHY PREVISICH, PLANNING DIRECTOR
DATE: APRIL 14, 2014

BACKGROUND

On June 12, 2007, the City and County entered into an Memorandum of Understanding, referred to as
“2007 MOU”, to jointly oversee the planning and environmental review process for a group of
properties (the “Atkinson Lane Project”) primarily located in the unincorporated area of the County,
but also in the Future Growth Area B under the City's Measure U {an initiative approved by city voters
to govern future development).

As a result of that effort, an Environmental Impact Report (EIR}, Planned Unit Development (PUD), and
Specific Plan were prepared to address the scope of the then-proposed project of approximately 450
residential units, including identification of impacts and mitigation measures, as well as requirements
for impact fees to be paid to the County and City, and a municipal services mitigation payment to be
made to City by any developers of affordable rental projects.

On June 9, 2009 the final EIR was certified by the County, in conjunction with County approval of a
General Plan Amendment, Rezoning, and Planned Unit Development for a 16-acre portion of the
property. However, as a result of litigation and a Settlement Agreement that was executed in 2011
between the Santa Cruz County Farm Bureau, the County of Santa Cruz, and the City of Watsonville,
the City did not proceed with adoption of a Specific Plan for the remaining 50 acres of the Atkinson
project site area.

TRAFFIC IMPACTS AND MITIGATIONS IN 2009 EIR

With regard to traffic impacts, the 2009 EIR evaluated a number of intersections that would be

affected by the Atkinson Specific Plan and PUD project, some located in the City and some located in

the County. The 2009 traffic impact and mitigation measure analysis identified the level of Atkinson

project(s) “fair share contributions” that would be needed toward costs of implementing the traffic

improvements required as mitigations. A fair share analysis was not done for cumulative impacts such

as the traffic signal at East Lake and Wagner Avenues. The 2009 EIR acknowledged that payment of
1
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impact fees to the City and County would be expected to cover the levels of identified fair share
contributions. There were certain improvements that were identified as necessary to be implemented
prior to occupancy. The EIR also indicated a need for the City and the County to coordinate on the
payment of impact fees and other financial mechanisms needed to ensure adequate facilities and
services to the Atkinson project area.

CURRENT MIDPEN PROJECT, AND FUTURE PROJECT(S) IN COUNTY ENTITLEMENTS AREA

MidPen Housing has proposed a 46-unit affordable rental housing project for two parcels that are
allowed to be considered for development; one parcel is in the City and the other in the County. As
CEQA Lead Agency, the County has prepared an Addendum to the EIR in order to reflect the terms of
the Atkinson Settlement Agreement, to address the Modified Project, and to update and allocate the
mitigation measures to the current MidPen 46-unit project and to future projects within the County
Entitlements Area.

UPDATED TRAFFIC IMPACTS AND MITIGATIONS IN 2014 ADDENDUM TO EIR

For the 2014 Addendum, the traffic study was updated to reflect the Modified Project. Staff also
prepared the attached chart that lists each of the traffic improvements required as mitigation
measures {top portion of chart}, and did a calculation of the levels of impact fees (bottom portion of
chart, and based on current fee schedules) that would be paid to each of the jurisdictions assuming
that all units on county lands paid the traffic impact fees to the County, and units on the city parcel
paid traffic impact fees to the City.

The 2009 EIR cost estimates for the identified traffic improvements was based on 2008 construction
costs. Attached to the end of this Memo is a graph that shows how those costs have changed, from
their high in 2008 to a level that is about 18% lower, reflecting the Great Recession and the continued
post-recession lull in construction activity. Therefore the 2014 Addendum adjusts the cost numbers for
the fair share analysis.

On the attached chart, “Phase 13" is the current 46-unit MidPen project, and “Phase 1b” is the
remainder of development potential within the County Entitlements Area, assumed to occur while the
land remains in the county unincorporated area. The calculation of the “fair share contribution” levels
that the Phase 1a MidPen project would be responsible for is $22,380. The level of impact fees that
the MidPen project will pay to the City for 20 units is $32,600, and it will pay a total of $109,200 to the
County. Therefore, it was concluded that payment of impact fees by MidPen to the City and the
County will satisfy the mitigation requirements for the MidPen project for each of the identified
improvements, and no fair share payments are required - just payment of the impact fees of each
jurisdiction.

The approach taken for the remainder of the planning area, for future units that would be paying

impact fees, was to assign MM’s to being {primarily} a city, county, or project applicant responsibility,
as summarized below. :

2 ﬁ\a
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Project-Level Requirements of Applicant. The MM 3.13-11a Freedom at Crestview and MM 3.13-12b
Brewington Avenue Traffic Calming improvements were made project applicant responsibilities which
must be implemented prior to occupancy and cannot be credited against impact fees due.

Cumulative impact on City Intersection, to be assigned 50% to Atkinson Projects and 50% to City.
The 2009 and 2014 traffic studies did not prepare “fair share analyses” for the East Lake/Wagner traffic
signal. That is an improvement needed to address a cumulative impact, and more projects than the
Atkinson project would have fair share responsibilities toward that improvement. Nonetheless, the
approach of the EIR Addendum and MOU was to have Atkinson units within the county pay one-half of
the estimated cost of the project. That is the source of the $664 per unit that the County would
provide to the City for the 200 unit development potential on county lands within the County
Entitlements Area {$664 x 200 units = $132,800). Note that 5664 is a correction of an earlier 5603 level,

Intersections Within or “Assigned” to County of Santa Cruz. MM 3.13-5 East Lake/Holohan, as well as
MM 3.13-6 Hwy 1 Ramps/Harkins Slough and MM 3.13-8 Airport/Larkin Valley/Hwy 1 NB Ramps/Larkin
Valley, were assigned to the County (although the City and Caltrans will collaborate on the projects
involving Highway 1 Ramps). County impact fees cover the “fair share contributions” needed from the
Atkinson projects for these three improvement projects. Furthermore, the level of the impact fees
paid to the County that are not specifically flagged for meeting fair share contributions for the two
improvements involving Highway 1 ramps, would be dedicated to the MM 3.13-5 East Lake/Holohan
improvements.

Intersections Within or “Assigned” to City of Watsonville. MM 3.13-7 Airport Blvd at Freedom Blvd
was assigned to the City. The Atkinson project has a “fair share contribution” of $38,308 toward the
cost of that improvement, and it was assumed that the $32,600 of city impact fees collected, based on
the 20 units within the City at the city’s current fee levels, would be applied toward meeting that fair
share contribution. The City would not receive sufficient funding from its impact fees to meet the fair
share contribution, being short by $5,708 (or $29 per unit based on the 200 unit development
potential in the County). This deficit is addressed through a contribution from the County as described
below.

County Payment of Portion of County Impact Fees Collected to the City of Watsonville. The MM .
3.13-8 Airport/Larkin Valley/Hwy 1 impact fees are referenced in the Addendum and MOU as being
“shared”, in that the County will provide to the City $130 per unit of its transportation impact fees for
the 200 units on county lands within the County Entitlements Area, as project(s) occur. Thirty ($30) of
that amount is to cover the above “deficit” in the fair share contributions that are needed for the
above Airport/Freedom project. The other $100 per unit is intended to generate an additional $20,000
for the City of Watsonville to assist with costs of working with the City and Caltrans on the two
improvement projects that involve Hwy 1 ramps. The County’s impact fees cover the fair share
contributions needed from the Atkinson project(s) in the county for thcse two Hwy 1 Ramp projects,
and $20,000 of the county’s impact fees above and beyond those fair share amounts would be
provided to the City to assist with covering city costs of being involved with those two projects. For the
MidPen project, this will mean $3,380 of the County’s transportation impact fee will be provided to the
City. For the remaining 174 units of development potential within the county, an additional $22,620
would be provided to the City from the transportation impact fees the County collects, as development
occurs in the future,
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Samantha Haschert 0949 .

From: Melodye Serino

Sent: Friday, April 11, 2014 4:48 PM

To: ‘Jimmy Moresco'

Cec: Kasey Kolassa; John Presleigh; Samantha Haschert; Julie Conway;
‘steve. palmisano@cityofwatsonville.org'

Subject: trash at Atkinson Lane

Jim: Thanks so much for taking the time to meet with me regarding the Atkinson Lane Housing Project and the trash
service. Thisis just to confirm our conversation whereby you agreed to let the City of Watsonville service the entire
complex, including the portion that resides in the unincorporated County. We are very appreciative of your
collaboration on this matter. It will certainly make it less confusing for the residents within the complex to have trash
service provided by one provider. Thanks again.

Melodye Serino

Director of Administrative Services
Departinent of Public Workhs
831-454-2378
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ATTACHMENT 4
BEFORE THE PLANNING COMMISSION )
OF THE COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA

RESOLUTION NO. 2014-05 0950

On the motion of Commissioner Garcia
duly seconded by Commissioner Dann
the following Resolution is adopted:

PLANNING COMMISSION RESOLUTION
SENDING RECOMMENDATION TO THE BOARD OF SUPERVISORS

WHEREAS, in October 2006, the County Board of Supervisors approved a new Housing
Element for the County which included a key policy that required the rezoning of a minimum of
30 acres for higher density housing; and

WHEREAS, in November 2006, the Atkinson Planning Area consisting of County Assessor’s
Parcel Numbers (APNs) 048-211-25 and 048-221-09 was selected by the County Board of
Supervisors as a candidate site for the rezoning program; and

WHEREAS, in 2002, the residents of the City of Watsonville approved voter initiative
Meausre U, the “Watsonville Urban Limit Line and Development Timing Initiative” which
defined a new Urban Limit Line (ULL) area and allowed for the planning and development of
future growth areas, including the Atkinson Planning Area; and

WHEREAS, on June 12, 2007, the City and County entered into an Memorandum of
Understanding to jointly oversee the planning and environmental review process for a group of
properties primarily located in the unincorporated area of the County, but also in the Future
Growth Area B under the City’s Measure U; and

WHEREAS, as a result of that effort, a Planned Unit Development (PUD) was prepared to
plan for future development to occur by-right on County APN’s 048-211-25 and 048-211-09, and
a City Specific Plan was developed to plan for future development on City APN’s 019-226-42,
019-226-43, 019-226-44, 019-236-01 and County APN’s 048-231-01, 048-231-17, 048-231-18,
and 048-251-09; and _

WHEREAS, in accordance with Section 15063 of the CEQA Guidelines, the County of Santa
Cruz determined that an Environmental Impact Report (EIR) would be necessary for the
proposed project; and

WHEREAS, in accordance with Section 15082(a) of the CEQA Guidelines, a Notice of
Preparation (NOP) was circulated for a 30-day public review and comment period commencing
on August 1, 2008 and concerns raised in response to the NOP were considered during
preparation of the Draft EIR; and

WHEREAS, a Draft EIR was completed and the County filed a Notice of Completion (NOC)
with the State Office of Planning and Research in accordance with Section 15085 of the CEQA




ATTACHMENT 4
Guidelines to begin a 45-day review and comment period commencing on August 9, 2009; and
0951
WHEREAS, concurrent with the NOC, the County provided a public notice of the availability
of the Draft EIR for public review in accordance with Section 15087(a) of the CEQA Guidelines
and invited comments from the general public, Responsible Agencies, organizations, and other
interested parties; and

WHEREAS, in accordance with Section 15088 of the CEQA Guidelines, the County
evaluated comments on environmental issues received during the noticed comment period from
persons who reviewed the Draft EIR and prepared written responses; and

WHEREAS, the Final Environmental Impact Report (EIR) consisting of the Draft EIR and
responses to comments and errata was prepared pursuant to the California Environmental Quality
Act (CEQA: Public Resources Code §21000 et seq.) to analyze the environmental impacts of the
project consisting of the development of 450 units under the PUD and City Specific Plan; and

WHEREAS, on June 9, 2009 the Final EIR was certified by the County, in conjunction with
County approval of a General Plan Amendment, Rezoning, Planned Urit Development, and
Riparian Exception for County parcels 048-211-25 and 048-211-09 (Ordinance #5047 and
#5048). While a draft Specific Plan had been prepared for the City’s consideration, it was not
acted upon by the City; and

WHEREAS, on July 8, 2009, the Farm Bureau filed a petition for a Writ of Mandate against
the County, City and others with regard to certification of the EIR. As a result of this litigation, a
Settlement Agreement was reached in 2011 between the Farm Bureau, the County, and the City;
and both the City and County agreed that the EIR would not be used in connection with any
action or proposal to develop or annex any, all or portions of the Specific Plan Area not included
within the County Entitlements, and the City agreed that nothing in the County Approvals
includes approval of the Specific Plan, or the EIR covering the Specific Plan area; and

WHEREAS, the Settlement Agreement does allow the City to rely upon the EIR and to approve
development involving two parcels currently located within the City, as they are intended to be
incorporated into project(s) authorized by the County Entitlements (Ordinance #5047 and #5048);
and

WHEREAS, the Settlement Agreement defines the County Entitlements Area to include the
following APNs:

COUNTY ENTITLEMENTS AREA
(within existing City of Watsonville Sphere of Influence)

019-226-42 52 Atkinson Lane MidPen Housing parcel within City of Watsonville
019-236-01 78 Atkinson Lane ~ Lamb parcel within City

048-211-25 56 Atkinson Lane MidPen Housing parcel within County
048-221-09  no site address Lamb parcel within County

; and
WHEREAS, the Settlement Agreement requires “Modification to the Approvals” to consist of

modifications to the approved PUD and the certified EIR; and
CYILNOIT A
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WHEREAS, the County, acting as the Lead Agency, concluded that the proposed project would
not result in any new impacts not previously disclosed in the Final EIR for the Atkinson Lane
Specific Plan and PUD Project and would not result in a substantial increase in the magnitude ofany =~ 0952
significant environmental impacts preciously identified in the EIR. In addition, the County concluded
that there are no new or newly feasible mitigation measures or alternatives that would substantially
reduce significant effects of the project but which the project proponents decline to adopt. For these
reasons, an Addendum to the Final Environment Impact Report for the Atkinson Lane Specific Plan
and PUD project has been prepared for the proposed project in accordance with CEQA Guideline
Sections 15164 and 15162, to include modifications to the project area and to the original project
phasing described by the EIR to limit the planning area to the “County Entitlements Area” as per the
terms of the Settlement Agreement; and

WHEREAS, MidPen Housing (MidPen) has, with the benefit of a loan from the County’s
Redevelopment Agency, acquired APN 048-211-25 within the County’s jurisdiction, and has
purchased with its own funds APN 019-226-42 within the City’s jurisdiction. Together, these two
adjoining properties create a stand-alone developable project site within the County Entitlements
Area that is allowed under the Settlement Agreement to be considered for approval. An application
for Design Review of the MidPen housing project was received by the County on September 26,
2013; and

WHEREAS, MidPen has designed a cohesive 46-unit project consisting of 26 units on APN 048-
211-25 located in the County and 20 units on APN 019-226-42 located in the City, and has submitted
applications for Design Review from the County and for a discretionary Planned Development (PD)
entitlement from the City as concurrent actions; and

WHEREAS, because the 46-unit MidPen affordable housing project straddles the City and County
boundary, a Memorandum of Understanding was prepared to address how building plan checks and
inspections will occur and to designate the distribution of development impact fees and municipal
services mitigation payments, and to designate the jurisdiction responsible for services to the 46-unit
MidPen development project; and

WHEREAS, the Planning Commission held a public hearing on Application No. 131265 on April
23, 2014 involving property located on the south side of Atkinson Lane, about 1,000 feet east of the
intersection with Freedom Boulevard in Watsonville, and the Planning Commission has considered
the proposed development, all testimony and evidence received at the public hearing, and the
attached staff report; and

WHEREAS, the Planning Commission finds, on the basis of the whole record before it, that there
is no substantial evidence that the project will have a significant effect on the environment, and that
the Certified EIR and 2014 Addendum to the EIR reflect the independent judgment and analysis of
the County of Santa Cruz; and

WHEREAS, the material which constitutes the record of proceedings upon which the Planning
Commission’s decision is based shall be located in the offices of the Planning Department located at
701 Ocean Street, Santa Cruz, California.

NOW, THEREFORE, BE IT RESOLVED, the Planning Commission of the County of Santa
Cruz does hereby recommend to the Board of Supervisors the following:
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1. Consideration of the 2009 EIR and 2014 EIR Addendum, and find that on the
basis of the whole record before it, that there is no substantial evidence that the
project will have a significant effect on the environment, and that the Certified 0953
EIR and 2014 Addendum to the EIR reflect the independent Judgment and
analysis of the County of Santa Cruz.
2. Adoption of the Amendment to Ordinance #5048.
3. Approval of Application No. 131265, based on the Findings of compliance with
the Planned Unit Development #5048 and the project Conditions of Approval,
attached hereto as Exhibits A and B.
4. Adoption of the Amended Mitigation Monitoring and Reporting Program.

PASSED AND ADOPTED by the Planning Commission of the County of Santa Cruz, State
of California, this 23rd day of April, 2014, by the following vote:

AYES: COMMISSIONERS Guth, Hemard, Shepherd, Garcia and Dann

. e/

ABSENT: COMMISSIONERS None
ABSTAIN: COMMISSIONERS None
Renee She erd alrperson

e ] / // ;
. // 7 /
ATTEST: / /Sw)i

Ken Hart, Secretary

APPROVED s/mFORM-

W/ / g/@%@w

EfOUNTY COUNSEL
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County of Santa Cruz

Planning Commission Minutes 0954
Planning Department, 701 Ocean Street, Suite 400, Santa Cruz, CA 95060

Meeting Date : Wednesday, April 23, 2014 9:00 AM

Location : Board of Supervisors Chambers, Room 525
County Government Center
701 Ocean Street
Santa Cruz, CA 95060

VOTING KEY

Commissioners: Chair Shepherd, Vice Chair Hemard, Garcia, Dann, Guth
Alternate Commissioners: Holbert, Lazenby, Aramburu, Jones

REGULAR AGENDA ITEMS

Roll Call

Commissioners present: Chair Renee Shepherd, Vice-Chair Casey Hemard, Commissioner Rachel
Dann, Commissioner Martin Garcia and Commissioner Michael Guth.

Additions and Corrections to Agenda
Declaration of Ex Parte Communications
Oral Communications
CONSENT ITEMS

Approval of Minutes

To approve the minutes of the April 9, 2014 Planning Commission meeting as submitted by the
Planning Department.

ACTION: Approve the minutes of the April 9, 2014 Planning Commission meeting as submitted by
the Planning Department.

MOTION/SECOND: Hemard/ Garcia

AYES: Guth, Hemard, Shepherd, Garcia, and Dann
NOES: None

ABSTAIN: None

ABSENT: None

CONTINUED ITEMS
131323 160 Lakeview Road, Watsonville APN: 051-741-05

Proposal to recognize 9,000 cubic yards of fill. Requires a Preliminary Grading Approval.

Property located on the east side of Lakeview Road (160 Lakeview Road), approximately 2,000
feet south from College Road in Watsonville.

SUPERVISORIAL DISTRICT: 4
PROJECT PLANNER: Kent Edler, 454-3168
EMAIL: Kent.Edler@santacruzcounty.us

ACTION: Item continued a date uncertain and staff directed to return with an amended application
including documents resulting from environmental review.
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MOTION/SECOND: Hemard/ Garcia
AYES: Guth, Hemard, Shepherd, Garcia and Dann
NOES: None 0955
ABSTAIN: None
ABSENT: None

SCHEDULED ITEMS
131291 2850 Capitola Avenue, Soquel APN: 030-241-20, -22

Proposal to transfer approximately 5,400 square feet from APN 030-241-20 to APN 030-241-22,
and to divide the resulting APN 030-241-20 into four lots with a remainder parcel. Requires a Lot
Line Adjustment, Minor Land Division, Roadside Exception, and a Soils Report Review.

Property located on the east side of Capitola Avenue, approximately 200 feet south of Soquel
Drive in the Soquel planning area. (2850 Capitola Avenue).

SUPERVISORIAL DISTRICT: 1
PROJECT PLANNER: Randall Adams, 454-3218
EMAIL: Randall. Adams@santacruzcounty.us

ACTION: Adopt staff recommendation.

MOTION/SECOND: Guth/ Dann

AYES: Guth, Hemard, Shepherd, Garcia, Dann
NOES: None

ABSTAIN: None

ABSENT: None

131265 56 Atkinson Lane, Watsonville APN: 048-211-25

Proposal to complete the design review requirement for the construction of 26 affordable,
residential, rental units, with associated improvements, in conformance with Planned Unit
Development (PUD) # 5048. Requires Level VII Design Review.

Property located on the south side of Atkinson Lane approximately 960 feet east of the intersection
with Freedom Blvd.

SUPERVISORIAL DISTRICT: 4
PROJECT PLANNER: Samantha Haschert, 454-3214
EMAIL: Samantha.Haschert@santacruzcounty.us

ACTION: Adopt staff recommendation.

MOTION/SECOND: Garcia/ Dann

AYES: Guth, Hemard, Shepherd, Garcia, Dann
NOES: None

ABSTAIN: None

ABSENT: None

111131 4740 Soquel Drive, Soquel APNs: 030-153-24
4700 Soquel Drive, Soquel 030-153-07
No Situs Address, Soquel 030-153-10
No Situs Address, Soquel 030-153-30
No Situs Address, Soquel 030-153-31
No Situs Address, Soquel 030-153-98
No Situs Address, Soquel 030-153-99
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Proposal to obtain a Heart of Soquel Master Site Plan and to implement Phase One improvements
including associated lot line adjustments. The Conceptual Master Site Plan includes shared

parking and circulation, open space, linear creek trail, and other park amenities. Phase One 0956
implementation includes construction of a performance area, plaza, parking and circulation from
Soquel and Porter Street, riparian restoration, associated park landscaping, and special community
events with beer and wine sales. The project requires a Master Site Plan Approval, Development
Permit, Lot Line Adjustments, Riparian Exception and Preliminary Grading Approval for
implementation of Phase One of the Master Site Plan and a Negative Declaration with Mitigation
Measures.

The properties are located at the southeast quandrant of Soquel Village.

SUPERVISORIAL DISTRICT: 1
PROJECT PLANNER: Sheila McDaniel, 454-2255
EMAIL: Sheila.McDaniel@santacruzcounty.us

ACTION: Adopt staff recommendation with revisions to the Conditions of Approval as follows:

COA V.B.7. The use of Public Address (PA) systems at public events are allowed. Amplified
music shall not be allowed unless expressly authorized by a County issued special events permit.
(Revised by the Planning Commission).

COA V.R. Hours of operation for daily park use shall be between sunrise and sunset. (deleted by
Planning Commission).

MOTION/SECOND: Guth/ Hemard

AYES: Guth, Hemard, Shepherd, Garcia, Dann
NOES: None

ABSTAIN: None

ABSENT: None

REGULAR AGENDA ITEMS

10. Planning Director's Report
11. Report on Upcoming Meeting Dates and Agendas
12. County Counsel's Report

APPEAL INFORMATION

Denial or approval of any permit by the Planning Commission is appealable to the Board of Supervisors.
The appeal must be filed with the required appeal fee within 14 calendar days of action by the Planning
Commission. To file an appeal you must write a letter to the Board of Supervisors and include the appeal
fee. For more information on appeals, please see the "Planning Appeals" brochure located in the
Planning Department lobby, or contact the project planner.

Note regarding Public hearing items: If any person challenges an action taken on the foregoing
matter(s) in court, they may be limited to raising only those issues raised at the public hearing described
in this notice or in written correspondence delivered to the Planning Commission at or prior to the public
hearing. Agenda documents may be reviewed at the Planning Department, Room 420, County
Government Center, 701 Ocean Street, Santa Cruz.

The County of Santa Cruz does not discriminate on the basis of disability, and no person shall, by reason of a disability, be denied the benefits of its
services, programs, or activities. The Board of Supervisors chambers is located in an accessible facility. If you wish to attend this meeting and you will
require special assistance in order to participate, please contact the ADA Coordinator at 454-3137 (TTD number is 454-2123 or 763-8123 from Watsonville
area phones) at least 72 hours in advance of the meeting to make arrangements. As a courtesy to those persons affected, please attend the meeting
smoke and scent free.
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ATKINSON LANE MEMORANDUM OF UNDERSTANDING 0957
THIS MEMORANDUM OF UNDERSTANDING is entered into this day
of , 2014, by and between the County of Santa Cruz, hereinafter

referred to as “County,” the City of Watsonville, hereinafter referred to as “City,” and
MidPen Housing, hereinafter referred to as “MidPen,” together referred to as the
“Parties.”

RECITALS

WHEREAS, on June 12, 2007, the City and County entered into an Memorandum of
Understanding, hereinafter referred to as “2007 MOU”, to jointly oversee the planning
and environmental review process for a group of properties (hereinafter referred to as
“Atkinson Lane Project”) primarily located in the unincorporated area of the County, but
also in the Future Growth Area B under the City's Measure U (an initiative approved by
city voters to govern future development); and

WHEREAS, as a result of that effort, an Environmental impact Report (EIR), Planned
Unit Development (PUD), and Specific Plan were prepared to address the scope of the
then-proposed project of approximately 450 residential units, including identification of
impacts and mitigation measures, as well as requirements for impact fees to be paid to
the County and City, and a municipal services mitigation payment to be made to City by
any developers of affordable rental projects; and

WHEREAS, on June 9, 2009 the final EIR was certified by the County, in conjunction
with County approval of a General Plan Amendment, Rezoning, and Planned Unit
Development for a portion of the property. While a draft Specific Plan had been
prepared for the City's consideration, it was not acted upon by the City; and

WHEREAS, on July 8, 2009, the Farm Bureau filed a petition for a Writ of Mandate
against the County, City and others with regard to certification of the EIR. As a result of
this litigation, a Settlement Agreement was reached in 2011 between the Farm Bureau,
the County, and the City; and both the City and County agreed that the EIR would not
be used in connection with any action or proposal to develop or annex any, all or
portions of the Specific Plan Area not included within the County Entitlements, and the
City agreed that nothing in the County Approvals includes approval of the Specific Plan,
or the EIR covering the Specific Plan area; and

WHEREAS, the Settlement Agreement does allow the City to rely upon the EIR and to
approve development involving two parcels currently located within the City, as they are
intended to be incorporated into project(s) authorized by the County Entitlements; and
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WHEREAS, as a result of the Settlement Agreement, the City and the County are

allowed to rely upon the certified EIR and to approve developments within the defined
County Entitlements Area which is defined to include the following Assessor's Parcel
Numbers (APNs):

COUNTY ENTITLEMENTS AREA
(within existing City of Watsonville Sphere of influence)

019-226-42 52 Atkinson Lane MidPen Housing parcel within City of Watsonville
019-236-01 78 Atkinson Lane Lamb parcel within City

048-211-25 56 Atkinson Lane MidPen Housing parcel within County
048-221-09 no site address Lamb parcel within County

WHEREAS, MidPen has, with the benefit of a loan from the County's Redevelopment
Agency, acquired APN 048-211-25 within the County’s jurisdiction, and has purchased
with its own funds APN 019-226-42 within the City’s jurisdiction. Together, these two
adjoining properties create a stand-alone developable project site within the County
Entitlements Area that is allowed under the Settlement Agreement to be considered for
approval; and

WHEREAS, MidPen has designed a cohesive 46-unit project consisting of 26 units on
APN 048-211-25 located in the County and 20 units on APN 019-226-42 located in the
City, and has submitted applications for discretionary permit entitlements from both the
County and the City that require approval before submittal of building permits for the
project, and these discretionary applications are expected to be considered by the
County and by the City for approval in the near future; and

WHEREAS, as CEQA Lead Agency, the County has prepared an Addendum to the EIR
in order to reflect the terms of the Settlement Agreement and to update and allocate the
mitigation measures to the current MidPen 46-unit project and to future projects within
the County Entitlements Area, and both the County and the City will rely on the EIR and
EIR Addendum for actions on the current MidPen projects, and the County would
expect to rely on the EIR and EIR Addendum for actions on future projects within the
County Entitlements Area; and

WHEREAS, because the MidPen project straddles the City and County boundary, there
is a need to address how building plan checks and inspections will occur for the 46-unit
MidPen development project; and

WHEREAS, it is also necessary to address how payment of impact fees by projects
located within the County Entitlements Area will be made to the City and County; and to
address how the parties will ensure that the Municipal Services Mitigation Payment
required by the EIR for affordable rental housing projects will be made by MidPen to the
City for the Phase 1a project, which is to be paid by the time of building permit issuance.
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NOW, THEREFORE, in consideration of the mutual promises of the 2007 MOU, the
terms of the 2011 Settlement Agreement, the 2009 EIR and 2014 Addendum to the EIR,
and the considerations contained herein, the Parties agree to the following:

1. Building Permit Process for the MidPen 46-unit Project

a. Parties agree that it would be inefficient and unreasonable to require
MidPen to submit separate building permit applications to the City and
County for their portions of the project and to have both jurisdictions
conducting separate plan check and building inspections.

b. Parties therefore agree that the County shall be the jurisdiction to process
building permits, including plan check, required inspections, and approval
of occupancy of the buildings; with the exception of fire plan check which
shall be coordinated between the City and Cal Fire agencies.

c. Parties agree that for consistency, fire plan check shall be coordinated
between the City and County, with a single point of contact for corrections
and comments between the County, City, and MidPen. Fire plan check,
processing and inspection fees shall be paid as follows: Paid to the
County based on current County fee schedule for 26 units, and paid to
City based on current City fee schedule for 20 units.

d. Parties agree that the level of building plan check, processing and
inspection fees paid to the County for all 46 units shall be as adopted by
the County of Santa Cruz, except as provided by 1¢ above with regard to
fire fees.

e. The County shall apply City building standards for the purposes of plan
check and inspection services for the 20 units located on APN 019-226-
42.

f. Parties agree that MidPen retains the option to separately apply to each
jurisdiction for building permits in the event that the project is built in
separate phases; whether due to delays in the discretionary process in
either jurisdiction or for any other reason.
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2. Impact Fees and Distribution for Projects within the County Entitlements
Area

a. City and County agree to use the impact fee structures of each jurisdiction
that are in effect at the time of building permit issuance. Impact fees shall
be paid prior to issuance of building permits. MidPen agrees to pay, in the
context of approval of the 46-unit project, such impact fees to the
appropriate jurisdiction as outlined below, prior to issuance of any building
permit for the project, and the County agrees not to issue a building permit
until such time that payment of all impact fees to City and County have
been verified in writing. City and County agree that this MOU’s approach
to payment of impact fees will be used for any future projects on county
parcels within the County Entitlements Area, in addition to the current
MidPen project which is located on both city and county parcels.

b. County agrees not to collect drainage fees for the MidPen project; due to
the location of the County parcel proposed for 26 units of the MidPen
project, which is adjacent to City areas and relates to City drainage
infrastructure. Future projects on county parcels within the County
Entitlements Area will also not be subject to county drainage fees, unless
it is determined through analysis that the site(s) do contribute drainage to
county stormwater/drainage infrastructure, in which case the County will
set a level of a county drainage fee that would be in addition to any City
storm drainage, impervious area and groundwater impact fees.

c. County agrees to collect Childcare Impact fees for the 26 units of the
MidPen project located in the County, and for any future projects on
county parcels within the County Entitlements Area. No childcare impact
fees will be collected for the 20 MidPen project units located in the City.

d. City and County agree to collect and distribute their own Parks Impact
fees each based on their own adopted fee levels; the City fees for the 20
MidPen units located in the City, and the County fees for the 26 MidPen
units located in the County, and for any future projects on county parcels
within the County Entitlements Area. County parks impact fees shall be
designated to be used to improve South County Parks.

e. The City, County and MidPen agree that the following City impact fees
shall be collected and distributed to the City of Watsonville for the entire
46-unit MidPen project, as well as any future projects on county parcels
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within the County Entitlements Area; due to the location of the Area, which

is adjacent to city areas and relates to city infrastructure:

i. Sanitary Sewer Connection Fee
ii. Water Service Fee
iii. Groundwater Impact Fee
iv. Storm Drainage Fee
v. Impervious Area Impact Fee
vi. Public Facilities Fee
vii. Fire Impact Fee
viii. Underground Utility in-Lieu Fee

f. City and County agree that MidPen will pay the City Traffic Impact Fee to
the City for the 20 units located in the City; and to the County for the 26
units of the MidPen project located on the county parcel;, and also agree
that any future projects within the County Entitlements Area will pay the
County Transportation Impact Fee and Roadside Improvement Impact
Fee to the County, for units located in the County. Further, the City and
County agree that in order to ensure that adequate funding provided to
meet fair share allocations and is available for Watsonville to implement
certain traffic mitigations, and to ensure that appropriate project-level
requirements are made of projects within the County Entitiements Area,
the County will carry out the following:

i. The County will pay a portion of its transportation impact fees to the
City, at a rate of $130 per unit, for units located on county parcels
within the County Entitlements Area, in order to ensure that county
Atkinson projects contribute their fair shares to the costs of
improvements to mitigate project impacts (in addition to the $664
per unit below to address the cumulative impact); and to provide
$20,000 in funding to assist with costs of City of Watsonville
coordination with Caltrans and the County on two improvement
projects involving Highway 1 ramps, for which the County will cover
the fair share contributions of the Atkinson project through the
County's impact fees;

ii. The County will pay a portion of its transportation impact fees to the
City, at a rate of $664 per unit, for units located on county parcels
within the County Entitlements Area, in order to ensure that county
projects contribute one-half of the cost of MM 4-1, a traffic signal at
East Lake Avenue/MWagner Avenue to be installed in the future by
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the City of Watsonville, which is an improvement identified to
mitigate a cumulative impact;

iii. The County will ensure that the first project related to future
development of the Lamb property within the County Entitlements
Area will have a condition of approval imposed that requires the
first development project to implement MM 3.13-11a prior to project
occupancy, which requires lengthening the left-turn pocket from
Freedom Blvd. to Crestview Drive by at least 25 feet; and that this
requirement is in addition to and not credited to impact fees;

iv. The County will ensure that the first project related to future
development of the Lamb property within the County Entitlements
Area will have a condition of approval imposed that requires the
first development project to implement MM 3.13-12b prior to project
occupancy, which requires development and implementation of a
traffic calming plan on Brewington Avenue north of Crestview Drive;
and that this requirement is in addition to and not credited to impact
fees, but which may involve a reimbursement agreement whereby
the first applicant may be reimbursed a portion of the cost by other
future developers of projects on the Lamb property;

v. The County agrees that the transportation and roadside impact
fees that it receives from projects developed within the County
Entitlements Area will be dedicated toward the cost of
improvements to the East Lake (Hwy 152)/Holohan intersection;
with the exception of the above-described $130 and $664 per unit
amounts that will be provided to the City by the County from its
transportation impact fees colliected; and with the exception of the
fair share amounts as identified in MM 3.13-6 (Hwy 1
Ramps/Harkins Slough Road) and MM 3.13-8 (Highway 1/Larkin
Valley/Airport Bivd NB Ramps/Intersection), which the County must
retain in order to meet the fair share contributions of Atkinson
projects within the County Entitlements Area to those identified
improvement projects.

3. Municipal Services Mitigation Payment
a. In order to meet a requirement of the EIR, the City and MidPen agree that

Mid-Pen shall make a one-time municipal services mitigation payment to
the City in accordance with an executed agreement between the City and
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MidPen, to support the ability of the City to provide municipal services
such as police and fire, and to ensure ability to respond to anticipated calls
for service to the 46-unit MidPen project and meet demands for other city
services that may be accessed by households living in the MidPen project.
Given its location adjacent to city areas, and linkage to the 20 units of the
project located on a city parcel, it is anticipated that public safety response
to the 26 units of the MidPen project that are located in the County would
most likely be made by City Police and Fire personnel. The County
agrees not to issue a building permit for the project until proof of such
payment in accordance with an agreement executed by MidPen and the
City has been presented to the County.

. City and County agree that if any additional affordable rental housing
projects are contemplated for approval by the County within the County
Entittements Area in the future, the County agrees to impose a
requirement for the developer to enter into an agreement with the City of
Watsonville regarding the municipal services mitigation payment, and the
County agrees not to issue a building permit for the project(s) until proof of
such payment in accordance with an agreement executed by the housing
developer(s) and the City has been presented to the County.

. The City, County and MidPen agree that the City of Watsonville will
provide the following services for the life of the entire 46-unit MidPen
project; and the City and County agree to support applications as
necessary to the Local Agency Formation Commission (LAFCO) for extra-
territorial water and sewer service to the MidPen project and to any other
future projects on county parcels within the County Entitlements Area:

i. Fire

ii. Police

iil. Water

iv. Solid Waste
v. Sewer

&



37

ATTACHMENT 6

0964

This MOU may not be altered, amended, or modified, except in a written document that
is executed by duly authorized representatives of the City, County, and MidPen. This
MOU will be governed by and construed, enforced, and performed in accordance with
the laws of the State of California.

The Parties agree to the provisions of this MOU by having their authorized
representatives sign below:

Carlos Palacios Susan Mauriello,
Watsonville City Manager Administrator
- ‘”"J:f\g P
4 e
i il
Approved as to Form “Appyoved as(tg/Form

City Attorney Colnty Counsel

Matthew Franklin
MidPen Housing Executive
Director
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2009 EIR and 2014 EIR Addendum

(distributed to Board members on disk, and available to public on
Planning Dept website under “Environmental” section; CEQA,
Archived EIRs)




