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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. 



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 3 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 
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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 WATSON VILLE 

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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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 h.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 hhl.G., to be stricken and a new hll.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 3.4-3e) 

� 	The outdated language contained in Condition lhl.H. to be stricken and a new hll.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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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: 

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, 

L A 	 I( A 
Kathleen Molloy Previsicl 
Planning Director 

R 	MMENDED: 

SUSAN A. MAURIELLO 
County Administrative Officer 
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Attachments: 

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

2. Ordinance rescinding Ordinance #5048 and approving modified Atkinson PUD 
3. Planning Commission Staff Report 4/23/14 
4. Planning Commission Resolution 4/23/14 
5. Planning Commission Minutes 4/23/14 
6. Memorandum of Understanding between City of Watsonville, County of Santa Cruz 

and MidPen 
7. 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) 

cc: 	MidPen Housing, 275 Main St., Suite 204, Watsonville, CA 95076 
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BEFORE THE BOARD OF SUPERVISORS OF THE 

COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA 
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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 (APN5) 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 
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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 ETR 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 45048). 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 

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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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; a 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; 

WHEREAS, 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 
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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. 
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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 

V 



EXHIBIT A: 
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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 PUB. 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 PUB. 

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 PUB, 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 
PUB, 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: 048-21 1-25 
Owner: Mid-Penninsula The Farm Inc. 
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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 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. 

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. 

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. 

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 Ca1EPA Guidance Manual Interim 
Guidance for Sampling Agricultural Fields for School Sites, Second 
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Revision (DTSC and Ca1EPA 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 Ca1EPA 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: 

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 0 19-226-42 (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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4. 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) 

5. All utilities shall be constructed underground. 

6. 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) 

7. 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. 

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

9. 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) 

10. 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. 

b. 	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: 

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: 

� 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; 

� 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) 

C. 	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 
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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. 

� Orient buildings to minimize heating and cooling needs; 

� Provide shade trees to reduce cooling needs; 

� Include energy-efficient lighting systems; 

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

� 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. 

1. 	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 3.2-2c.) 

N. 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) 

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. 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) 

Q. 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) 

R. 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 
form 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 la and lb/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-la) 

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. 	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. 
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(MM 3.10-la) 

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). 

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 la and lb/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: 

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. 

2. 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. 

3. 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. 

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

1. 	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: 

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 

114   



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

0709 
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. 

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 
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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 3.5-1c) 

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-i) 

� 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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� 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. 
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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. 

V. 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. 

VI. 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. 

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

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. 
0714 

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 I 

Ordinance #5048 enacted on June 9, 2009 is hereby rescinded. 

SECTION II 

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 I, 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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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. 	

0715 
8. 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. 

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. 

3. 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. 

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. 

5. 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 requirements of this 
chapter. 

SECTION V 

This ordinance shall become effective 31 days after adoption. 

PASSED AND ADOPTED this 	day of 
of the County of Santa Cruz by the following vote: 

AYES: SUPERVISORS 
NOES: SUPERVISORS 
ABSENT: SUPERVISORS 
ABSTAIN: SUPERVISORS 

2014 by the Board of Supervisors 

Chairman of the Board of Supervisors 
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Attest: 
	

Mre 

Clerk of the Board 
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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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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; 
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Atkinson PUD 
	

ATTACHMENT 2 
(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 I 
Development Area. An emergency-only access road through APN 019-236-01 (Lamb 
parcel in City) will serve future both the Phase I and Phase 2 D 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. 

(c) Roadway Design. The following standards shall apply to roadways on the project site: 

(i) Right-of-Way Width: 

� 32 feet for access to APN 048-211-25: 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 
lanes, 4-foot bike lane, and 6-foot sidewalk. (eastern sidewalk, parking lane, 
and bike lane, to be constructed only after removal of the interim agricultural 
buffer) 

� 20 feet for two-way interior driveways, 

� 12 feet for one-way driveways, and 

� 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. 

O’120 
(i) 	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 I.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: 

� Restricting buildings to 28 feet and two stories in height adjacent to existing 
homes located along Atkinson Lane. See Section I.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 048-211-25, located west of wetlands 

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

� East: 	outside 50-foot wetland buffer 	 0121  

� South: 	10 feet 

(ii) APN 048-221-09, located north and east of the wetlands 

� Phase 1 Development Area: 

� 4- North: 15 feet for 2 story structures, 20 feet for 3 story structures 

� 2 West: outside 50’ wetland buffer 

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

� 47 South: outside 50’ wetland buffer and not less than 15 feet from the 
property line. 

� Phase 2 Development Area: 

1. North: 15 feet for 2 story structures, 20 feet for 3 story structures 

2. West: outside 50’ wetland buffer 

3. East: 3 feet if developed in conjunction with adjacent City parcel, 
otherwise 10 feet 

4. South: 15 feet 

(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 
interpretive signage at the perimeter of the buffer. and the execution of ecological 
retoration activities including the removal of exotic plant species and establishment 
of native species. No lighting will be placed within the riparian buffer. 

(i) Restoration of the wetland and the removal of non native species from the pond 
area and buffer is required. A comprehensive management planiwetland 
protection program shall be submitted to the County Plahmng Department for 
review and approval concurrent with the Level VII Design Review Permit 
application, and should be developed in conjunction with the Habitat 
Enhancement Plan detailed in Section IX.C. MM3.4 3b if such a plan is 
required. 

(ii) 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: 

� No disturbance is allowed within below the ordinary high water mark of the 
mapped wetland. other- than restoration activities required by Section IX of 
this PUD. 
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� 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. 

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 (CDFG) Wildlife (CDFW) 1602 Streambed Alteration 
Agreement, or a statement from the CDFG CDFW that no permit is required 
for the restoration and drainage improvement construction activities to occur 
within the wetland or wetland buffer area. 

(d) Stormwater Management. Consistent with Section IX.G- 3.8 MM 3.8-la and MM 
3.8 lb, development in the PUD area within the County Entitlements Area will utilize 
the wetland for stormwater retention and the developer or developers shall be 
resoonsible for Drovidina a detailed final drainaae olan and analysis demonstratina 
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 be responsible for the 
construction of a temporary detention basin, located in the Phase 2 Development 
Area, to mitigate the increase of stormwater runoff from the PUD area. The 
temporary detention basin shall be sized appropriately to accommodate run off 
generated of Phase 1 of the PUD area. The Developer of the Phase 2 Development 
Area shall be responsible for the design and construction of a drainage system 
sufficient to limit run off to predevelopment levels for a range of storm events up to 
the 25 year storm event. The application of appropriate erosion control measures at 
this location shall be required. 

(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. 

(ii) 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 

� Enhancing treatment of off-site flows 

� Providing vegetated swales for water quality treatment 

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

(ii) 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. 

(i) 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. 

(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 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. 

(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. 
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(x) 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. 

The above naranranh shall not atrnlv 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 UD to and includina 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 Per 
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(i) The requirements of Chapter 13.10 relating to distance between structures shall 
not apply. 

(ii) Provide a variety of architectural styles using high quality architectural 	
0725 

materials. 

(iii) 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. 

(ii) 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. 

(j) Landscaping Standards. The following guidelines shall be used in evaluating a 	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. 

(i) 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 1 Development Area of APN 
048-221-09. 

(i) The interim As applicable, an Agricultural Buffer shall be shown on all plans 
for project(s) located on the development of the Phase 1 Development Area of 
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APN 048-221-09, and indicated as non developable land. The only development 
activities that will be permitted in this area are those related to the construction 
and maintenance of the Brewington Avenue extension, described in farther 
detail under Section 1.B.3(1), below. 	 0727 

(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: 
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The Brewington Avenue extension If 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. 

� 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. 

II) 	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) Phasing. In the event that the PUD site is developed as multiple phases, the following 
requirements shall apply: Phasing. The PUD area may accommodate multiple development 
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Specific Plan Area 

048-251-09 

048-231-18 

048-231-01 

048-231-17 

019-226-43 

019-226-44 

County Entitlements Area 

048-211-25 (MidPen County Parcel) 

048-221-09 (Lamb County Parcel) 

0 19-226-42 (MidPen City Parcel) 

019-236-01 (Lamb City Parcel*) 

* emergency access only) 

Atkinson PUD 

	 ATTACHMENT 2 
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: 

2) Phase 2, as shown on Exhibit A, shall only be built in coordination with City actions to 
proceed with annexation of the adjacent land to the City of Watsonville 

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 Brewington Lane is connected to Atkinson Lane with the annexation and 
development of the adjacent parcels to the east by the City of Watsonville. 

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.K 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 restoration shall be shared between the 
two parcels. 

4) 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-  

22 1-09 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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funding otmortunities. includina funds from the Farm Bureau or its affiliates for farm workeI 29  
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. 

C) 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. 

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 III.A. and III.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 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 
discussed in the 2014 EIR Addendum. and any additional fair share costs for required 
improvements identified in Section IX of this PUD 
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F) Financing 

1) The County and City shall develop a financing mechanism such as a Municipal Services 
Mitigation Payment, PILOT, 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.J 	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. 

(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 Payment requirement as a condition of approval Payment In Lieu of 
Taxes program 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. 

4:1 	 0731 

4) A restoration plan for the wetland area shall be prepared and submitted to the Planning 
Department for review at the time of the first project application, as required by Section 
I.B.3.c(i) of this PUD. 

All future development on the site shall comply with the requirements and mitigations 
established by the EJR 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 019-236-0 1 as specified in PUD Section II.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: 

� 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 
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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. 

� 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.K.3.13 MM 3.13-11 a and b. 
3.13 H. 

(ii) 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 J.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.L7 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 TX.F 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. 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. 
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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. Drainage plans for Phase 
I shall show the temporary detention basin designed with sufficient capacity to address the 
drainage impacts identified by the EIR and included in Section IX of this PUD. Drainage 
from road 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.- 	MM 3.8-1 a 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 lieu fees shall be paid as described in a 2014 executed 
Atkinson Memorandum of Understandina 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 	MM 3.8-la 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. 

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 	MM 3.2-2c and Section IX.F 	MM 3.7-10 
have been recorded in the official records of the County Recorder. 

E) All applicable impact in lieu fees shall be paid as described in a 2014 executed Atkinson 
Memorandum of Understandiiw between the County of Santa Cruz and the City of 
Watsonville, and as discussed in the 2014 EIR Addendum. All applicable impact in lieu 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. 

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 credit may be allowed for 
installation of improvements off site that are part of the Capital Improvement Program or 
otherwise required by the conditions of this PUP. 

4 Roadside improvement fees shall be paid for each dwelling unit. The fees in effect at the 
time of building permit issuance shall be paid. A credit may be allowed for installation of 
improvements off site that are part of the Capital Improvement Program or otherwise 
required by the conditions of this PUD. 
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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. 

F) 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 recommendations 
have been incorporated into the project plans, particularly the requirements of Section 
IX.E3.6 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 Utilities 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 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.G 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.D 3.5 MM 3.5-la 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 TX.h 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 complaints 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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\. -.. 
	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 a.m. 

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: 

� 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 45048, and ADOPT the 
amended Mitigation Monitoring and Reporting Program, based upon findings and with 
conditions of approval. 

Exhibits 

A. Resolution th 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 #5 048 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, 4th floor, Santa Cruz CA 95060 
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0739 
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 
c. 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 & 0-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 	.. 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 stonnwater management plan to include on-site vegetated 

bioflitration swales and stormdrain outlets to the wetland area. 
Archeology: Archival research conducted during the development of the PUD, 37 
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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, 
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which includes County APN’s 048-211-25 and 048-221-09 (see Figure 1). The PUD includes 0741 
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 PTJD, 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 U). 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 

Cliv 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, 

037 4 



App1ication# 131265 	 Page 5 
APN: 048-211-25 
Owner: Mid-Penninsula The Farm Inc. 

the Settlement Agreement specifically exempts City parcels 019-226-42 (MidPen Housing Site) 
and 0 19-236-01 (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 EJR 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 019-236-0 1, 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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Figure 1. Original planning areas including the County PhD area and the City Specific Plan Area 

 

 

Figure 2. Revised Planning Area to only include the County Entitlements Area as per Settlement Agreement (Exhibit 0) 
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Project Description & Consistency with PUD 95048 

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 conditions of approval of the modified PUD #5048 
(Exhibit E). 

Site Standards 

The proposed building described above meets all site standards as required by the PIJD, as 
shown in the table below: 
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Required as per County PUD Proposed 
#5048  

North Property Line 3’ if developed in conjunction 3’  
_City with adjacent 	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 Outside of 50’ wetland buffer Outside 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 11,515 sq. ft. common (over 
city & county parcels) 
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Parking 	
0745 

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 

required  
11 

TOTAL!  66 
Compact Spaces SCCC 13.10.553(e) 30% max. allowable 

(for 51-80 total 
spaces required) 

Accessible Spaces 
I 

CA State Law 
Requirements 

3 (for 51-75 total 
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 
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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 façade 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 
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0747 
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 45048. 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. 

Staff Recommendation 

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 #5 048, 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  
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\QLQTh Report Prepared By: 
Samantha Hasehert 
Santa Cruz County Planning Department 
701 Ocean Street, 4th Floor 
Santa Cruz CA 95060 
Phone Number: (831) 454-3214 
E-mail: samantha.haschert@santacmzcounty.us  

Report Reviewed By: 
Kathy M. e Pr4ch 
Planning Director 
Santa Cruz County Planning Department 
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BEFORE THE PLANNING COMMISSION 
OF THE COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA 

WE 
RESOLUTION NO.______ 

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 (TJLL) 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 ELR; 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 
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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 §2 1000 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 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 
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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 019-22642 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: 	 8 
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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 independentjudgment and 
analysis of the County of Santa Cruz, 

2. Adoption of the Amendment to Ordinance #5048. 	 0752 

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 
NOES: COMMISSIONERS 
ABSENT: COMMISSIONERS 
ABSTAIN: COMMISSIONERS 

Renee Shepherd, Chairperson 

ATTEST: 
Ken Hart, Secretary 

FORM: 

COUNSEL 

37 	 15 	 EXH1ETA 



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

0153 
EXHIBIT A: 

Findings for Compliance with PUD #5048 

1. All applicable requirements of the approved Planned Unit Development (PUD) 
Ordinance 45048 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 01 9-226-42 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 BIR 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 
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Application : 131265 
APN: 048-211-25 
Owner: Mid-Penninsula The Farm Inc. 

0154 

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 	 0155 
Owner: Mid-Penninsula The Farm Inc. 

EXifiBIT B: 
Conditions of Approval 

Exhibit C: 	Project Plans, 46 sheets, prepared by Dahlin Group, dated 4114/14. 

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. 

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. 

Each structure shall be inspected by a qualified environmental specialist 
for the presence of asbestos containing materials (ACM5) 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. 

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 Ca1EPA Guidance Manual Interim 
Guidance for Sampling Agricultural Fields for School Sites, Second 
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Application #: 131265 
APN: 048-211-25 
Owner: Mid-Penninsula The Farm Inc. 0156  

Revision (DTSC and Ca1EPA 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 withthe DTSC and Ca1EPA 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 aidrin. 

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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Application #: 131265 
APN: 048-211-25 
Owner: Mid-Penninsula The Farm Inc. 	 0757 

4. 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) 

5. All utilities shall be constructed underground. 

6. 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) 

7. 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. 

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

9. 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) 

10. Grading, drainage, and erosion control plans. 

a. 	A final drainage plan shall be submitted with an analysis 
demonstrating maintenance of the predevelopinent 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. 

b. 	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: 

� 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: 

� 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; 

� 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) 

C. 	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 
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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. 

� Orient buildings to minimize heating and cooling needs; 

� Provide shade trees to reduce cooling needs; 

� Include energy-efficient lighting systems; 

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

� 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. 

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 3.2-2c.) 

N. 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) 

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) 

R. 	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) 

S. 	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 
form 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.secoplanning.com . 

T. 	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 1 a and lb/Remainder of the modified 
project subject to review and approval by the City of Watsonville and County of 
Santa Cruz. (MM3.7-8a) 

U. 	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-la) 

V. 	The applicant shall coordinate with the City of Watsonville to determine if the 
applicant shall design, fund and implement the southbound left-turn 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 
SimTrafflc 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). (MM3.13-11 a) 

W. 	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. 	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-la) 

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). 

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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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 I  and lb/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: 

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 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. 

2. 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. 

3. 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 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 
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 11.0). 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 III.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) 

I. 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) 

J. 	To avoid harming WPT that may have evaded trapping, project applicants shall 
implement the following measures during 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 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 
CDF\V 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) 

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) 
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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. 

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 3.5-1 c) 

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; 
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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; 

� 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 

� 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. 
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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) 

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. 

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

V. 	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) 

VI. 	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: 

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 assinn(s) of the aDDlicant 

to this permit which do not affect the overall concept or density maybe 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 arc adversely affected by any act or determination 
of the Planning Commission may appeal the act or determination to the Beard of Supervisors in accordance with chapter 18 10 of the Santa Cruz 

County Code. 

- 
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County of Santa Cruz 

- 	 PLANNING DEPARTMENT 
\ i3C 	 701 OCEAN STREET, 4TH 

 FLOOR, SANTA CRUZ, CA 95060 
\ 	i/ 	(831) 454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123 

TA 	 KATHLEEN MOLLOY PREVISICH- 	 PLANNING DIRECTOR 

AMENDED 
MITIGATION MONITORING AND REPORTING PROGRAM 

for the Atkinson Lane Specific Plan and 
Planned Unit Development 

Phase/APN Environmental Impacts Mitigation Measures 
Party Responsible 
for Implementing 

Party Responsible 
for Verifying 
Compliance Compliance  

1mm11g of 

3.1 Aesthetics and Visual Character 

All-Phases 14 No significant impacts. No mitigation measures required. Not applicable Not applicable Not applicable 
and 
I b/Remainder 

3.2 Agricultural Resources 

Qty 4mpaet--44FeleveIepme+t-w+thIn-the Nappl.icaMe- Not applicable Net-applieahle- The City of Watsonv4lle-Q 	-Peonisnoel+,+es-oc 
Pha1464 planning area w ill-resal4-ii4heon en,ion-ef mp1ementon-egrems-t  hot -require mitigation or offsets-fec 

Farmland approximately 124-acres-of Prime the conversion of Important Farmland. Therefore, there-ace-no 
LI 	 of Statewide and 	aoi-es-ofFannland feasible-mitigation measures available to-reduce-the impact-of 

Impectanee as designated on the California 
Department 	Conservation Santa-Cc-tia of 

131 01 

0-2-344- 
agrieuliural land conversion from the City Phase 2 to-a-less-than 
significant level. As a rcult implementatiofthe-Gity-Phase 

018231 18 Goty important -Farmlands -Map4o-wban 2 would result in a Significant and Unavoidable impact. 
ases4n-additieaenstruction-of the off site However, -if-an agricultural compensation program-were 048 2510 
cmproements-to-WagnerAvenue would resi+It deleped-fatore-devolopment within the-pcejt.ct site Nyould-be 

0A n-the-eeiwecsee-of an additional 	arare requaedte-pactie+pate-m order -teaddcess--  the eeiwer&iea.nf 
pcime-forn4an& Important 	 the 36 foot -Farmland under 	right of 

for -atotal 	 45.31 maximum conversion of 	acres 
epoi4antFamilandL..Thiswould be 
eensWeFe4-a-signifleani impact, 

County Phase 
lb/Remainder 

048-221-09 

Impact 3.2-2: The proposed project would 
place urban land uses adjacent to agricultural 
uses, which may impair agricultural production 
and result in land use compatibility conflicts. 
This is considered a potentially significant 
impact. 

MM 3.2-2a 	A 200-foot interim agricultural buffer shall be 
established Gconsistcnt with Policy 5 13 23 (Agricultural 
Buffers Required) in the Santa Cruz County General Plan and 
Section 16.50.095 in the Santa Ciiiz County Code project 
aPp4icants1 for dave 	pment applications involvinu. APN p48- 

Project Applicant County of Santa 
Cruz 

Project I)esign 

22E09. themenstrat4eqoa4andise-sepacation4n 
conjunction-with Final Map consistent with the proposed 
Spe4fie-P4an-and_PUD for Phase 2 (County site) sueet4o 
ce4ew-and approval by the County of Santa Cruz-Planning 
Depameat. Final site plans shall include an-interim- 

buffer 	Phase 2-(County-site3-eeasisien1r-with anal 	within 

ii 	U 

O 

C) 

� 
the conceptual land use -p1an-for-the-proposed Speeiflc Plan. and 
P-UI). The buffer diMacice -shall -bern 	uced-fcem4 	-edge-of 

1 thejaree14o-t" no rest residential prop  
include a six to eight foot barrier (e.g. vegetated fencing) 
adjacent to the agricultural uses nsiii 	art  



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

Phase/APN Environmental Impacts Mitigation Measures 
Party Responsible 
for Implementing 

Party Responsible 
for Verifying 
Compliance  

Timing of 
Compliance 

buffershpil be used for public recreation. park Duioses. trails. 
picnic areas, road or sidewalks or other uses that would 
encourage public use of the bufl’ecLea ,  except for the 
construction and maintenance of the Brewington Avenue 
extension ia,nd other infrastructure needed to support housing 
piject(s) authorized within the County Entitlements Area. 
Qa400r-a*ean-dnsigne44ntensi 	human -use -shnlI-be 

stfirated within the hufe 
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 anneiEatieH 

he4ntec4n0O- 
foot agricultural buffer within the Phase-2-4elopmen’i-acea 
shall-terminate-  

City Phase 

048 231 01 
)4843-l--4-7 
048-34-48 

048-2409 
048-44-09 

11 

2i The Ml4h. 	Consistent 	with 	the 	City 	of W-tsm’wiI4e Ptrejeet, A pp lieant 

has 	loped-with-a jocent farm operators.  

City of  

CD  
-4 

Inpaeb2 	proposed jrejeet-would 
place urban land uses adjacent-to agricultural 4guJtw’at-Bue#’-fteli0y, project applicants-shall demonstrate 

adequale, land use separation in 	p 	tion with Final Wp u’ics which may inipair agricultural prodi*etien 
rem-It in in’ 	tlty 	hats- and .ens*seat- with 	4he-pFesed-Spec+fla-Pkm and PUD for Phase4 

(G i ty site) subject to review and approval. 	by the 	-Ci--  ef 1 hi., i" considered a-potentially significant 
mipact- 

 include 	feet m4nlend -use -baffee-aleng 
the 	boundary -of the 	 Phase --2-EC#y eastern 	 planning areaithin-  
&ipr.epese4pj-eew$stent with the oonceptual-land 
use plan.  

the 	te the 	 � I 	t� 11  of 	 nearest residential properl-j-4ine 
inelode a six to eigllo8bar1e-eTgegntate4--fenelng3 

feneingi  a ee4han- 
drainage 	facilities, regional 	 an’ -tinderWound -utilities, --only 

landscape-an related-n043-accessible open space-components-ace 
a1iewed-withla-flfst-404eet-ofthc--heffet--Within--The 
remni4llag-50 feet of butter, adjacent to the proposed 
development  
and local storm drainage improve. ents-a-ethec--am1ergceund 
utilities aF@ alieweA.---Stdewalks-and-b’--- ,,,ele trails shall only be 

-side) 	the-street allowed-an-the western-portion (development 	of 
within- the -remaining-0--feet of the -buffer-, but restricted on -The 
eastern-poethe-steeoTheipc4e*ian4cailsrsuah-as 
one_along Corrulitoo Creclç, within the 200-foot--agricultural 
buffer 	 be 	 regia4- system -has area -shall only 	permitted once 
been developed 	-adjethe-plannin 	and -a-management 
plan 	-bees-do 
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MITIGATION MONITORING AND REPORTING PROGRAM 
for the Ailthiron Lane Specific Plan and Planned Unit Development 

I  Party Responsible Party Responsible I 
Phase/APNi 	Environmental Impacts 	 Mitigation Measures 	 I 	

for Verifying 	Timing of 

	

for Implementing I Compliance 	Compliance 

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 I  place urban land uses adjacent to agricultural Notification Recordation for Land Divisions) in the Santa Cruz Cruz 
&lb/ uses, which may impair agricultural production County General Plan, project applicants within the planning area 
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 ara-Coun 

048-221-09 Entitlements Area. The statement shall inform any future 
048-211-25 property owners of the continuation of agricultural activities, 

including agricultural processing, in the area and shall disclose 
the potential etlects of agricultural activities on adjacent land 
uses to future residents. 

3.3 Air Quality  

A14-Phasesjg Impact 3.3-I: 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-term air quality impacts to no more than 2.2 acres per day for initial site preparation and/or County of 
lb/Remainder associated with construction activities 

including grading, operation of construction 
activities that mnvolve extensive earth moving activities 
(grubbing, excavation, rough grading), or 8.1 acres per day for 

Santa Cruz 

equipment, and demolition of existing activities that involve minimal earth moving (e.g. finish grading) 
structures at the planning area. This is during all phases of construction activities within the Atkinson 

p48-234-1-7 considered a potentially significant impact. planning area in accordance with the Monterey Bay Unified Air 
049 23i is Pollution Control District CEQA Guidelines. lf  the pirepose4 

048-221-09 modified project requires that grading and excavation exceed 
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 

0-9-326-4 
approval by the County of Santa Cruz Planning Department or 
the City of Watsonville Community Development Department: 

0-W26-44 � Water all active construction areas at least twice daily; 
019-236-01 � 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; 
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Phasc/APN’ Environmental Impacts Mitigation Measures Party Responsible Party Responsible 
for Verifying Timing of 

for Implementing 
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 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 

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

All-Phases ii. 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 City-oa4so*i4l4e Demolition and 
and  in the demolition of four residential homes and Hazards and Hazardous Materials would require that each and/er County of Construction 
lb/Remainder associated structures within the planning area, 

which may contain asbestos and/or lead. This 
structure is inspected by a qualified environmental specialist for 
the presence of asbestos containing materials (ACMs) and lead 

Santa Cruz 

1 	25 -2 	1- 
would be considered a potentially significant based paints (LB?s). If ACMs and l.BPs are found during the 
impact. investigations, a remediation program shall be developed to 

048-23-1-4-8 ensure that these materials arc removed and disposed of by a 
0192  6-4-3 licensed contractor in accordance with all federal, state and local 

laws and regulations. 

3l-Phascs ia impact 3.3-3: The proposed project would MM 3.3-3: Fireplaces proposed for future residential Project Applicant City of Watsonville Project Design 
7 

and  result in long-term stationary and vehicular development within the planning area shall be gas-fired and and/or County of 
:lb/Remainder emissions, which would exceed the 

MI3UAPCD thresholds, 
meet U.S. Environmental Protection Agency (EPA) certification 
requirements. The use of wood-burning fireplaces or wood 

Santa Cruz 
CD 

IQ  
burning stoves shall be prohibited in perpetuity on all residential 
properties included within the proposed modified project and 

48-23-l--l-7 shall he recorded on the title of all parcels and run with the land. 
This measure shall be demonstrated on all proposed tentative 
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049 2314-9 maps and improvement plans prior to approval of building  

048-221-09 permits within the planning area, In addition, project applicants 

048 251 -09 
within the planning area shall consider implementation of 
M8UAPCD-recommended mitigation. The City of Watsonville 

048-211-25 Community Development Department and the County of Santa 
019-226..42 Cruz Planning Department shall review proposed tentative maps 

and improvement plans to identi fy emission reduction measures 
that are incorporated into the plans and staff may recommend 

04-9-224144 additional measures as practical and feasible including the 
019-236-01 following: 

� Incorporate energy-efficient appliances into residential uses. 

� Orient buildings to minimize heating and cooling needs; 

� Provide shade trees to reduce cooling needs; 

� Include energy-efficient lighting systems; 

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

� Increase insulation beyond Title 24 requirements to 
minimize heating and cooling needs. 

3.4 Biological Resources 

All-Phases j a Impact 3.4-1: A population of federally MM 3.4-1: Subject to review and approval by the County of Project Applicant City of Watsonville Construction 
and  Threatened and California Endangered Santa Santa Cruz Planning Department and the City of Watsonville and/or County of 
jLRimainder Cruz tarplant (1-lolocarpiza inacradenta) is 

located entirely within the PG&E parcel in the 
Community Development Department ,  project applicants shall 
ensure that all construction and staging activities occur outside 

Santa Cruz 

04 	01 
westernmost portion of the planning area on of APN 048-211-24 (PG&E parcel) containing Santa Cruz 
Assessors Parcel Number 048-211-24. No tarplant during all phases of the preposedmoditkti project. 

04%-23-4�l-7 development is proposed for this portion of Prior to construction a ctivities, project applicants shall install 
048 231 18 the planning area; however the proposed temporary construction fencing and inforniativesigris around the 

048-221-09 residential development may result in indirect perimeter of APN 048-211-24 as construction occurs in the 
impacts to the population. This is considered vicinity of this parcel. The location and integrity of the fence 

0t2409 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 

Oil9 226-42 period Following construction project applicants within th e  

- 
County Entitlements Area Phase 	-1-ouaty- site) --ar1Phase-2 
(Qty- 	shall install permanent fencing around the perimeter 
of APN 048-211-24. 

l9-236-0l 

IP444A ’-  Inpaet44~The-alifernia red legged frog MM 3.1 2pi At Th recommendation oithe USFW-S-, project Appliea*it Cetinty-of-Senta P-i4ec4e4sstiaaee-of 
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(QhF)-is-fe4eiaBy- listed-as -Threeten4-aat applicants shall conduct CRLF protocol level Cruz in4ority-of a4iil4i*+g-Pennit 
018 221 09 

N 25 048 	i 

considered a CDFG ’Species of Special 
coeM3ough-pfesenco-4s-uc1l-ilEciy 

WatsonviUc planning ar 	ioc-to-issuanco of the buihuigpStieeys 
shall bc-eonducte4-ia-accecdance with the USFWS 

04942-42 

019 216 43 

potential habitat for CRLF i present v.ittirn the and  
set, 	surveys that shall-be-conducted between planning-afea-w141h0 planning area is located 

Wffi f4enWi3-GRLli 
1akhe,�ProjeiA acti\ ities-such as \egetat-ion 
removal, grading, excaving-and-eldcle-an4 

0464)4 
 

CRLF breding non breodseg- 	d-4spersaL seaso--lf-QP4A’ 
are observed in the plannig-acea-during-p’otoco4-surveys 

equipment tfavel may-rese1kntake-of-PJ=F pfeeOnstf1iton 	 or subsequent con struction 
This adverse4irco44mpa 	is-eeai4eced-a aeti 	es-during all phases of the propesed-pcoject,projeot 
peia#y-signia4mpaeh- applicanta-shall cease all work within the planning-area 

Capturing, handling, 	harassing CRLF-is moving, or 	 considered a 

initiate 	-wit h-the USFWS-tind-CDFG to -determine -consultation 
the 	 7 	-and 

	

-appropriate peni4tthigaction; a-Section 	consultation 
development -ef-a-Bioiogical-Opinien-er a secti an. 40a 

HCP eensultialen-4-devalopine�ntofrrn 	mayba-rcqui-reh 
4nvi4h 

USFWS 	CDFG to 	take" 	CRbF that and 	avoid’ 	of 	mayoccur 
during 	 Project within-the-planningarea 	construction activities. 

eo ppceva1-ef4he 
proposed -pr 	coo. 

A14-Phascsj a 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 ’Threatened’ and biologist conduct CR1 F picconsiruction surveys a minimum of Cruz arid/or City of Disturbance 
I b/Remainder considered a GDFQCDFW ’Species of Special 

Concern.’ Although presence is unlikely, 
48 hours prior to initiation of project activities. Pre-construction 
surveys shall consist of two days and two nights, spaced a week 

Watsonville 

048-221-09 
potential habitat for CRLF is present within the 
planning area and the planning area is located 

apart, with notification to the USFWS. 

048-211-25 within dispersal distance of known CRLF 
019-22642 localities. Project activities such as vegetation 

019 	6 13 removal, grading, excavating, and vehicle and 
equipment travel may result in "take" of CRLF. 

04942444 This adverse direct impact is considered a 
019-236-01 potentially significant impact. 

CD 
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Phase/APN’ Environmental Impacts Mitigation Measures Party Responsible 
for Implementing 

Party Responsible 
for Verifying Timing of 

Compliance  

City Phase Impnet4-2: The California red legged frog MM-4-24-rkw4ommg-eeftstruetitiitie&-withii Applicant City of-W0sen44e Prior 4essuanco pf 
(CRLF-) is federal Iy-li’ited as Threatene4-and Phase 2fCi*te)-theejectapp4*)-  shall -ensure- -that -the a-&*+lthrigFermtt 

048 231 P 
c0*,si4ered-aQ1FQ-Spesof-Sp�eia4 
Cene!AlThaeglrpfescnce is unlikely, 

-ha1itat for CRLF is 	within-The Potential 	 Present 

irr4gated_agricultural basin is dry through the following 
pcemesi 

.�I)4scontinue-pamping into-the basin and cap the ad}aoent 
planarea and the planning area is-located 

dispersal distanceofkn within ..A4inW-reinaII+ngWateF to-evaporate natural1 	do not-do-- 

re xghiole-and 
equipment 	 in ’take" of CRLF. -travel may result 
This-adverse direct impaot4s-eonsidered a 

All-Phases j.a  Impact 3.4-3: The WPT is a CDFCDFW 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 WIlTgjh_e Cruz and/or City of a Building Permit 

following shall be implemented Prier to eonstruction of the 
Phase --I-pFcJ-ect, a qualified herpetologist shall cond+wt 4hcee 

lb/Remainder to occur within the planning area. Project 
activities may result in direct impacts to WP F 

Watsonville Construction, and 
Post construction 

ceasective-days of pond turtle-trapping-withihe-fi’esh-watec 
to 	the 	turtle -population 	to determine marsh 	evaluate 	existing 	 and 048-221-09 " 

utilizing portions of the planning area that are 
scheduled for construction. Land use changes 

its viability.-it-is-  determined -that a viable western pond-turtle 048-21 1-25 to upland areas and potential dispersal habitat 
population is presentuWestem_taond Turtle habitat 019-22642 may result in indirect impacts to the viability of 

the local WPT population. Interference with Enhance-ment.-Plan-shal-l-be-prcpared-and-imp4emcated-as 
the movement of any native wildlife species is described in MM 3.4 3b. If it isdetafmmne4.that-ne-pond-tuf14e5 

014122644 
019-236-01 

considered under CEQA and is considered a 
potentially significant impact. 

are-present, or that tho-eidsting populiena-ne-  longer -viable 
During prccon,struction surveys, all captured western pond 
turtles shall be permanently relocated under the direction of the 
qualified herpetologist in consultation with Q4PCDFW. In 
addition, a Habitat Enhancement Plan shall be prepared by a 
qualified wetland ecologist, 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; 

� 
(c) Revegetation of the wetland buffer with native riparian 

and upland species; 
(d) Development of a monitoring program; and - 

(e) Development of success criteria for habitat enhancement. 

dl -Phases Impact 3 4-3i The WPT is 	CDFG Species A043.4 3b If it is detenmned-that-a-vinble western-pond--turtle Project 	pplieant County-of-Santa 
Cruz andlor (.it) of 

Prier-to4ssuanee-ef 
a  Building 4iefmi4 efSpeeia1-Gencarn---Wl--i-knewa-4e-eaear population -,s- present, --a4=Iabila( Enhancement Plan shall be 

wal4he-pnmg--ojeet activities to- the-eon..traeueo- 	Phace4 Qenstmetien-antl pcddsiplemented 

 

-  p*ioi 	 of 
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Party Responsible 
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Timing of 
Cow liance p 

044I449 

11 	 A’) 

049-226--4 
019226 44 

019236 01 

mayest-indireet imp 	-toWP 	uti1ig 
hg-ama-  !hat -are 

to upland areas and-potentia1 dispemhab#a 
fne festilt in in’dir-ect-impaets to the viabi ity 

W 

ecologist, 	 The plan shal 

impcevebee4ng;.bakmgest1vathg-an4e4Baed-pce4atien 
potential. The plan shaN-also-pecit’ the losatten-e-the 

Watsom44le Post een4mekm 

with-the-Eaeemeaay native  -wil4Iife 
temp aequmaptute 
w4lc. The habitat enhanement-paca4e-the 

(a)Removal of men -nati-ve spe-oi-es 
peeies is cpnidered-under4 QEQAan4-is 

eensdem4apetenllysignificant impact 

the frechwate+-mafs} 
ffem 	 ional-freshwatec wetland -to ereatea 
maffibat 

(e)Tifa4icatien 49f 	 gedupcen 
ffi- 

w�s 
ehafe 

Wedaief 
e34evmaed-andn4pant4ng-plant 

0, Revegaiation of the wedan 4vif1ei-with native riparian and- 

marsh and 	
mfl feshWa 

est 

(hPeeopment of 
(iIelopmen efitefiaf- haitafthaRCeme*it 

The Wabiiat  
of 	Aa 8 	Que Planning I)epiu4mont.-and4he-C-RfefAVatSo 

r-eview Genununity 
UIEWOR With the 	 uoeth’ 

A-Phaans 
J 

ro-4-9  
-O48 2fl-2 

Inipeet 34 3: The WPT is aCDFG ’Speoies 
SpeealGon�knete-oeoac of  

MAMA 3v  if 	eteRninod r-eot-pplleant 

anoed-fFeshwMefsh  

County -ef-Santa 
C’Riz  

Priefsuanee-ef 

GeMiaetien-and 

shvien 

tob viable 	 esult-ef data o#e g4Fapp1ng-all 
Projeet-aatv#ies oa$ae4-wetempon4-ta#las-sibe-tempo4-caloeat644O-a 

nt-P-l-tnoti-anitat-enhai*eement 
Watsoiwille wthi-th-planning area. 

i’eetpo-te-w+Iw4ng 
piefpng-area- that -afe 
ed- 	onstru 	 e-ehaages 

hosbeen-oempletedr-Tempefareleeatien may -be- needed -
up4e4wears-4pmpl-of4he-eOoStfuOt+9Wafi -224-42 

1 	 , diperal habitat to-iplan4 was and potential 
aots4e-the pal 
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PhaseIAPN Environmental Impacts Mitigation Measures Party Responsible Pirty Responsible 
for Verifying Timing of 

for Implementing 
Compliance Compliance 

01-942644 within the 	 Weeding  
01923644 with4he movement of any native wi�144i1e i41s-afeaoth’e-All-turt4e-re1eeatienieffr4s-thall-e 

specion-is-eens4ece4.nnder-QEQA-an-is eoerated-with91 

AU-Phases jg Impact 3.4-3: The WPT isaQDFGCDFW 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, 
I b/Remainder to occur within the planning area, Project 

activities may result in direct impacts to WPT 
area around the freshwater marsh and seasonal wetland to 
prevent any potentially uncaptured western pond turtles from 

Watsonville Construction, and 
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 signagc indicating that human activity is 

048-211-25 to upland areas and potential dispersal habitat prohibited within these areas. A qualified biologist shall be 
019-226-42 may result in indirect impacts to the viability present during placement of the exclusionary fencing to ensure 

019 22;6 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 

019226 44 species is considered under CEQA and is September and March outside of the breeding season. 
019-236-01 considered a potentially significant impact. 

AR-Phasesj a Impact 3.4-3. The WPT isaG1GCDEW MM 3.4-3e: All captured pond turtles shall be tagged and fully ProjectApplicant County of Santa Prior to Issuance of 
and  ’Species of Special Concern.’ WPT is known documented at the time of capture (e.g., number, sex, age, Cruz and/or City of a Building Permit, 
l b/R-, 	ainder to occur within the planning area. Project 

activities may result in direct impacts to WPT 
carapace length, weight, overall condition, etc.). All non-native 
turtles that are captured shall also be documented and not 

Watsonville Construction, and 
Post-construction 

048-221-09   
utilizing portions of the planning area that are returned to the wild. Trapping requirements, the holding 
scheduled for construction 	Land use changes location and required care during the holding period shall be 

048-211-25 to upland areas and potential dispersal habitat coordinated with the GDFQCDFW and included in the Habitat 
019-226-42 may result in indirect impacts to the viability Enhancement Plan. 

019 :226  43 of the local WPT population. Interference 
with the movement of any native wildlife 

019 226 ’H species is considered under CEQA and is 
019-236-01 considered a potentially significant impact. 

A14-Phases la Impact 3 4-3 fhe WPT is a D1CDFW MM 3.4-3f- A 	Species Sensitivity Training!* program will be Project Applicant County of Santa Prior to Issuance of 
and  ’Species of Special Concern.’ WPT is known established for western pond turtle during all phases of the Cruz and/or City of a Building Permit, 
jjy/Rcmainder to occur within the planning area 	Project pcepesid modified project 	This program will be designed to Watsonville Construction and 

activities may result in direct impacts to WPT educate construction personnel about the mitigation measures Post-construction 

018-221-09 
utilizing portions of the planning area that arc required for the execution of the project. All construction 
scheduled for construction 	Land use changes personnel will attend the sensitivity training that will provide 

1 25 to upland areas and potential dispersal habitat instruction on western pond turtle identification status and 
0t9-226-42  may result in indirect impacts to the viability detailed protocol of the actions that should be taken in the event 

of the local WPT population 	Interference 
 ...,-.c...-.,,.,..,:. 	..,;hii;r,, Vwiththe  movem en t %JJ CUIJ native 

that a western pond turtle is encountered onsite during 
 Whjujin., 
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Party Responsible Party Responsible 
. 	. for Verifying Timing of 

for Implementing Compliance Compliance 

0-l-9-.226-44 species is considered under CEQA and is construction activities. 

019-236-01 considered a potentially significant impact. 

County Phase Impact 3.4-3: The WPT is a GDGPW MM 3.4-3g: Implementati 	Habitat-ement-P4an Project Applicant County of Santa Prior to Issuance of 
4-&-Z.1 a and ’Species of Special Concern.’ WPT is known Cruz a Building Permit,  
lb/Remainder to occur within the planning area. Project 

activities may result in direct impacts to wvr 
projeet- During the Construction of piQjct  sites located within 
the County Entitlements Arc the-Phas-2f4he-Qeuaty-site, 

Construction and 
Post-construction 

048-221-09    
utilizing portions of the planning area that are exclusion fencing shall be placed around the eaat 	acentemn-adi 
scheduled for construction Land use changes perimeter of the wetland buffer to preclude 	ypcientigi turtles 

048-211-25 to upland areas and potential dispersal habitat from entering the construction area. In addition, brightly colored 
ll912!2 may result in indirect impacts to the viability temporary construction fencing shall also be placed along the 
019-236-01 of the local WPT population. Interference east�iadjacent perimeter to keep Out construction personnel 

with the movement of any native wildlife and equipment. 
species is considered under CEQA and is 
considered a potentially significant impact. 

All-Phases la Impact 3.4-3: The WPT is a 4DFGCDFW MM 3.4-3h: To avoid banning WPT that may have evaded Project Applicant County of Santa Prior to Issuance of 
gad Species of Special Concern 	WPT is known trapping (MM 3 4-3a) project applicants shall implement the Cruz and/or City of a Building Permit 
lb/Remainder to occur within the planning area 	Project 

activities may result in direct impacts to WPT 
following measures during Phase I a & b/Remainder of 
construction an4 Phase -eonstruetien. 

Watsonville Construction, and 
Post-construction 

048-251-09 
utilizing portions of the planning area that are � 	Where trenching occurs provide an escape ramp at each 
scheduled for construction. Land use changes end of the open trench to avoid entrapment. The ramp may 048-221-09 to upland areas and potential dispersal habitat be constructed of dirt fill wood planking or other suitable 

048-211-25 may result in indirect impacts to the viability material that is placed at an angle of 30 degrees or less 
019-226-42 of the local WP I population 	Interference Backfill open segments of trench as soon as possible to 

with the movement of any native wildlife avoid 094 species is considered under CEQA and is At the beginning of each day, check under all parked 
O49-22&-44 considered a potentially significant impact equipment for WPT before use If any WTP are observed 
01923601 under equipment or within the work area, do not disturb or 

handle it. Cease project activities and contact the CDPO 
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, all 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 co 
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 infonned of the 
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MITIGATION MONITORING AND REPORTING PROGRAM 
for the Atkinson Lane Specific Plan and Planned Unit Development 

Phase/APN’ Environmental impacts Mitigation Measures Party Responsible Party Responsible 
for Verifying Timing of 

for Implementing 
li Compliance 

importance of preventing spills and of the appropriate 
Compance 

 
measures to he taken should a spill occur. The agencies 
should be contacted regarding spills ii’ the approved 
biologist anticipates that impacts to W1 1 1’ may occur as a 
result of the spill. 

� 	Smoke in areas clear of vegetation and away from 
hazardous materials. Dispose of cigarette butts in an 
appropriate area away from the planning area. 

411-Phases j  a Impact 3.4-3: The WPT is a 	GCDFW 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 activities, a qualified biologist shall conduct a Cruz and/or City of a Building Permit, lb/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 
049 N1  01  

utilizing portions of the planning area that arc 
scheduled for construction. Land use changes 

018231 17 to upland areas and potential dispersal habitat 
may result in indirect impacts to the viability 

048-221-09 of the local WPT population, Interference 
with the movement of any native wildlife 

018 251 09 species is considered under CEQA and is 
048-211-25 considered a potentially significant impact. 
019-226-42 

01922643 
00 226 44 
019-236-01 

County Phase Impact 3.4-3: The WPT is aG1CDFW MM 3A-3j: Access into the freshwater marsh habitat and Project Applicant County of Santa Prior to Issuance of ]a&  I b/ Species of Special Concern 	WPT is known associated wetland butler by humans and/or their pus shall be Cruz a Building Permit 
Remainder to occur within the planning area 	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 
O48LI 1-25 utilizing portions of the planning area that are pets should not enter the wetland area or associated buffer due to 

scheduled for construction. Land use changes the presence of sensitive habitat. 
048-221-09 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 wildlife OD 

species is considered under CEQA and is 
considered a potentially significant impact. 

Lounty Phase Impact 3.4-3: The WPTis aPGCDFW MM 3.4-3k: Monitoring of the revegetation areas shall be Project Applicant County of Santa Prior to Issuance of 
Ia & lh/ Species of Special Concern 	WPT is known conducted for a period of three years or until success criteria Cruz a Building Permit, 
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for the Atkinson Lane Specific Plan and Planned Unit Development 

Phase/APN1  Environmental Impacts Mitigation Measures 
Part’ Responsible Party Responsible 

for Verifying Timing of 
for Implementing 

Compliance  Compliance 

Remainder to occur within the planning area 	Project have been met, vegetation is established, and exotic species are Construction, and 
activities may result in direct impacts to WPT controlled. Post-construction 

048-2 2 	09 
utilizing portions of the planning area that are 
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 local WPT population 	Interference 
with the movement of any native wildlife 
species is considered under CEQA and is 
considered a potentially significant impact 

County Phase Jrnpact 3.4 3i The WPT is 	’Species aCDFG MM-44h4Jpon return to the-enhanced freshwater-marsh eet-Applieant Coanty-ef-Santa ri-tossannee-ef 
of-Spemal-Qenbem--PT-+s-knewn4o-oeG+n 
within  

4 habtat-aeatodpendslial1moniaminally-fºr 
three-years to determine-the 	 the a period at 	 overall sueoe.z of 

ang-Piinmi 

flit Qf)1 I 	fit) 
- portions of the planning area-that-are p’fed-te4he-Gounty-ef-anti Cruz Planning Department, the 

048 211 25 Land sehethite4enuetiea� 	-use -changes City-Wstsea4I-1e-Gomiminity Development Deartment-and-the 
tna and potential -dispersal -habitat D(b 
may -result in indirect impaets4o4he44ah4ity 
of- the -loeal-W 	population. -4nerferenoe 
with the--movement of any 	 wildli  
spoonsklere--iinder CEQA and is 
eensdered a potentially-significant impaet 

All--Phasesj Impact 3.44: The planning area provides MM 3.44a: Future development within the planning area shall Project Applicant City of Watsonville Project Design and 
and potential wintering habitat for the ferruginous retain mature trees to the extent possible and replace removed and/or County of Construction 
ikiB&maider hawk (a Bird of Conservation Concern’), 

nesting and wintering habitat for the white 
trees with in kind species and vegetation structure within the 
planning arca Tree replacement shall be indicated on landscape 

Santa Cruz 

tailed kite (a rally Protected species) and plans subject to review and approval by the County of Santa 
018 _3 1 0 nesting habitat for the yellow warbler (a CDFG Cruz Planning Department or the City of Watsonville 
048-234--14 ’Species of Special Concern’) as well as other Community Development Department. 
44..4.4g common raptor and bird species. The federal 

048-221-09 Migratory Bird Treaty Act (MBTA) and CE)FG 
Codes prohibit the destruction or possession of 

048 251 0 individual birds, birds of prey, eggs or active 
,Q48-211-25 nests without federal and/or state authorization. 

19-226-42 Project activities may disrupt avian species, 
including special-status bird species that may 

habitats 	 th 	ti utilize 	 wi 	in 	ic planning area. co 

I 9-236-Oi 
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MITIGATION MONITORING AND REPORTING PROGRAM 
for the Atkinson Lane Specific Plan and Planned Unit Development 

1 Phase/APN Environmental Impacts Mitigation Measures Party Responsible Party Responsible 
for Verifying Timing of 

for Implementing 
Compliance  Compliance 

A11Phases la 3.44: The planning area provides MM 3.44b: 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 lb/Remainder hawk (a ’Bird of Conservation Concern’), August) and cannot clear vegetation prior to the breeding Santa Cruz 
nesting and wintering habitat for the white season, a qualified wildlife biologist shall conduct avian nest 

)3J_44 tailed kite (a Fully Protected Species), and surveys prior to construction activities that may disturb nests 
nesting habitat for the yellow warbler (a (e.g. vegetation clearing, tree removal, grading, large equipment 

04-8434--f-? G1)F-QCDFW ’Species of Special Concern’), as operation, or demolition) within the Atkinson planning area 
well as other common raptor and bird species. da4l-phas 	1-ceposed-prjet. These surveys shall 

048-221-09 1 he federal Migratory Bird Treaty Act (MI3TA) include special status birds and all birds (and their nests) 

048 251 0 
and GDFQCDFW Codes prohibit the protected under the MBTA, and shall encompass the planning 
destruction or possession of individual birds, area and a 200-foot-wide buffer, 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 agencies (GDf 2 CDFW. 

1  01 ( 
 1.0 

Al activities may disrupt avian species, including 1JSFWS) to determine appropriate construction buffers or other 
special-status bird species that may utilize avoidance measures. If nesting or wintering special-status birds 

019 226-44 habitats within the planning area, are not found, no further action would be necessary. 
019-236-01 

All-Phases la 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/Rcmai hawk (a Bird of Conservation Concern) 
nesting and wintering habitat tbr the white 

and cannot clear vegetation prior to the breeding season a 
qualified biologist shall conduct a specific yellow warbler nest 

Santa Cruz 

01 	3l 	I tailed kite (a ’Fully Protected species’), and survey in the riparian and scrub habitats of the Atkinson 
nesting habitat for the yellow warbler (a planning area during all-phases I 	and lb/Remainder of the 

t34&-23-I-4-1 DFGCDFW ’Species of Special Concern’), as proposed rn1jfld project during this period. If active nests are 
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 CD1CDFW Codes prohibit the warblers breeding season (April through July) or until the 409 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 federal and/or state authorization. Project. activities may re-commence within the established buffer area. 

019226 43 
activities may disrupt avian species, including 
special-status bird species that may utilize 

4319 226 14 habitats within the planning area. 
l-236-01 

44-Phases la Impact 3.4-5: The planning area provides MM 3.4-5: Prior to initiation of project activities including, but Project Applicant City ofWatsonville 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 D  1b/Remainder species. If special-status bat species roost 
within the planning area, construction-related 

of structures on Assessor Parcel Numbers: 019-226 013, 019- 
226-042, 048-211-25, 048-221-09, and 048 231 I7 or loud 

Santa Cruz 

activities could result in the direct loss of active construction-related noise within the work area, the County of 
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for the Atkinson Lane Specific Plan and Plaimed Unit Development 

Phase/APN’ Environmental impacts Mitigation Measurcs 
Party Responsible 
for Implementing 

Party Responsible 
for Verifying 
Compliance  

Timing of 
Compliance   

019-22642 roosts, which is considered a potentially Santa Cruz Planning Department and the City of Watsonville 
04#-224-Q 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 
042344 of four visits at least 15 days prior to the beginning of 

tree/vegetation removal, building demolition and other 
project activities, to deter -mine 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 hats, 
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 GDGCDFW 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 bean 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 CICDFW, 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 GD1CDFW 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 co 
maternity roosting season, avoid disturbing the roost until Al 

after all juvenile bats are able to fly from the roost. The 
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Phase/APN’ Environmental Impacts Mitigation Measures Party Responsible 
for Implementing 

Party Responsible 
for verifying 
Compliance  

Timing of 
Compliance 

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

� Coordinate with 	GSQ1V 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 roasts in two 
time periods; between September 1 and October 15 and 
between February 15 and April 15 (CFGC 2006). If bats are 
found roasting 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 he 
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. 

Aliases Impact 3.4 6: The San Francisoe-4sky-footed MM4A 	$heeantyofSonta-4a4.huin4ng--Iepa4ment-and lkojee-AppUeant G#y-of-Wa4sotwifle nstcuetien 
is 	Speei-m 	Concern.’ weo4rat 	aCDFG 	of the City ofWatsoivi lie 	i4y-Dtwelnpment-Deparen ndlec-Geunty-ef 

Pcojeetaoti4tiesik-indestrutiowof shall reguife-Ihat-project applicanta have a 	biologist qualified Santa Cru 

048231 17 
potential -woedrat-hahaat-and-harm-te-the 

San Francisco dusky-feoted--weodcat potential 
examine the planning-area for San-FcanGiseo dusky footed 

b 	 initial woodratswe-an 	unrig any 	vegetationi-woody-dehi4s 
44%44 population in the-planning area This is 1-111dec4ree-remeval or-eTher initial ground disturbing aetwtt+es- 

if a  ean-sidered a potentially significant im-paat 

048 211 25 
avoid distuFWng4be � stfttc4uFe OF eviGting the 

O946-O4 
individuals. 	with CDFG-tn 

msta4l-exoiesion-oneareand-eaoh 5tm011r before initiating 

is inn-iden-tally-eneountered in the work 	and does woodrat area 
the-area, 	biological not voluntarily-move out of 	a 	monilor-with 

th D -be-en-eaHlun 
to-relocate the 	 -to octivities 	 animal- out -of, -the -eeeatruction area 

th-neacest-cafe location-(as approved and authorized byEWG 
-Woodratz shall net be handled -without prior agency 
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for Implementing 

Party Responsible 
for Verifying 
Compliance  

Timingof 
Compliance 

A-14-Phases . 
and 
lb/Remainder 

Impact 3.4-7: Construction activities may 
result in increased erosion, runoff, 
accumulation of water, and introduction of 
harmful materials to wetland habitats within the 
planning area. This is considered a potentially 
significant impact. 

Future development within the Atkinson planning area would be 
required to comply with each lurisdictions erosion control 
ordinances and comply with the National Pollution Discharge 
Elimination System (NPDES) permitting requirements for 
construction of site stormwater discharges in accordance with 
mitigation measure MM 3.8-2 in Section 3.8: Hydrology and 
Water Quality. 

Project Applicant City of Watsonville 
and/or County of 
Santa Cruz 

Construction 

441-4-g 

048-221-09 

048-211-25 

019-226-42 

019226 44 

019-236-01 

Qty-Phw%4 

, 	, 

04834-4-7 
048.43448 

048 251 0 

Impact 3.4 8. Phase 2(ysite)-f4he 
woukt-reffKW44he4fFigated- prqjeet 

MM-3.44 	Prqjet-appf . 	RE %vithin PhaseGity site) shall 
provide Fepl-- 	-.� 	land aereage that. shall he  (-reate  

Pcejee4ppeant 

density 	dwcrtt 	natwe-piant  

City of Watsonville esign 
Construc’ion-end 
eenstiuetion 

co 
Oh 

# agri 	ucal-baain-4ssoaiated-freshwatev rat 	M2;l 	 the City 	Watsonville an4-t1eQDF 
live 	tree marsh and-coast 	oak -riparian 	canopy-ia 

	

o 	acceptable-to 	of 

	

for- 	 basin in th-noi4heasteffl--portiofi removal-of-the agricultural 
the the th6 northwest-corner--of 	planning area near 

the terminus of Atkinson Lane. These habitat- 
of 	planning nra----P.ecause-the-agriau4tuf1-ba&in4s-man-- 
made and active4y-flooled-byinhanc1 pumps, e$aeement 

be 	 "in kind" freshwatei’ types are codefedeiistive-an4previ-de 
nesting-aaEl-fofagmg habitat efian-speeie& 
Rem a’ns1-of4his-the-freshwateF-mafSh-an4 

wetlands shall not 	required-to suppOrt 
habitat. marsh- 	--Greatetetlan4-habitat-wi44-be-des°ned-by-a 

certified landscape 	wetland-specialist to function architect and 
nsred-a 

ally 	 gftafipaetr aetlgepad-of4ha 

SOUN upp aea4ice 
4he-southern 	 thO -o"ar" Portion oft! 
GrestN’i v.,  

Long -tecffi-maiitefiag-ofmit4gatiea-wedafids-an4mdi’ 
be-eonductcd for a wetlands withla-the-planning area shall 

pc afithe -tsme th e 	 ab4ithe4-sicee5s 
criteria are tnot (see-Table 3.4 3). Monitoring wi1I-be-per-feimed 
annually by-a-qualified botam.t/wetland-speshat-to-deteimine 
whetheF  
peifmaaeeefite1m-  Via -suc-c-ess of wetland-crept-len will be-
evaluated en4he- 	s of 	and 	of 
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MITIGATION MONITORING AND REPORTING PROGRAM 
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I Party Responsible j Party Responsible 	 Timing of for Verifying PhaseIAPN 1 	Environmental Impacts 	 Mitigation Measures 	 for implementing 	
Comoliance j Compliance 

species at the wetland creation i4e -4f-exceccive moaUty 
et1rsplaMing&wlil43e-fep1aeedatal:l ratio. The wetland 
speeial+st-wilI-be-responsible for celecting4he pccies4r 

60 RU 4d long term sueeess of create4wethnds-wil-be 
inelu4ed4n annual rnonitoring-repes-sibnthtid-to the -City -of 
Watsonville and CD 

eKr plecion-Ue4 es-(-.*i4enn 
I ereent of  

______ Qn4ffien 

4 

Crd;’tir, 
PeePlamrvg 4’al-4neo4-Fair 

NNW -efansIii43e 

PeceeoP4nu&4g 6WoSuivi-ifl Gpoi or Fair 

MM-44b+-1oc�-all oaks greater than6 inohes-DBI4-or-greater 
4han-8-feet4all that arc removed, project applicants-within-Phase 
24G ,  646) shall anee g4h�4ftafgof 
the-riparian buffer and ephemeral drainage-irm-  the western-half-of 
the -planning -area and within-the-designated agrieultural butler 
and Ong Corralitos-Greek-at p3:1 ratio subject to review-and 
approval by -the City of Watsonville Comm ay-Develepment 
Depaitmnent. A qualified biologist or-rectoration-eeo4egisland 
landscape a ehiteot-shall develop -a planting-plan that-inoli&des 
success criteria -and conducl-andiar-oversee restoration-and 
mndtocing-activitics. The-plan-shall include, but shall be limited 
to, the following-measufosL  

Planting shall oocfoflowing-corap  lotion -of-grading-amid 
construction activities. Repinoem teaks-will-provide 

parman-habitat similar to impacted-habitat -around- the 
irigated-agrioultural-basim 

._l*e*replaeement_aakhabitat and-existing habitat 
ndjeM4eha-frethwalmarsh/seazonal wetland and 
ephemeral-drainage wtrh local nati’.’a-speoies-that-ha+4he 
same or similar vegetation structure as impacted-habitat 
around 1140- irrigated -agrieultural basin to pre44e 
replaoemnent avian foraging and-nesting-habitat--Lf a4Habitat 
linhanoement-Plan is required by mgation measuroMM 

roeot-Applioant 	City of Watson 	ojeet-Dosign 
Gonstrupfioo, 

C) 

City Phase t 

(I) 	’,�ai 	- i 

08231 1 7 

048231 18 

048251 0 

1pact 3.1-&-P-hase 2 (City site)-ef-the 
the4uigatetl  

ma s ac4opn 
th afeaf 
the terminus -of Atkinson 1a-These-habitat 

are considered 	and pres4de types 	 ’sensitive’ 
nesting and foraging habitat for avian species. 
Removal 	the freshwpler of4his 	 marsh and 
ripariarl vegetation-woukl-be--eonsidere4-a 

lly 	p ant-impaGt 
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_ emRt-P1 _ 

3.5 Cultural Resources 

County Phase Impact 3.5-1: The planning area does not MM 3.5-1a: Project applicants within County Phases la and Project Applicant County of Santa Construction 
la & jj contain any recorded or anticipated resources of biLtemajadcr 	of the pfeposed modifiedLproject  shall Cruz 
Remainder 2 archeological cultural or pre historic comply with Sections 16 40 040 and 16.42. 100 of the Santa 

significance. liowever, site preparation and Cruz County Code (Native American Cultural Sites Ordinance), 

21 048- 	1-25 
grading could disrupt undiscovered which includes regulations for the protection enhancement, and 
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 lithe discovery 
contains human remains or the Santa Cruz County Planning 
Director if the discovery contains no human remains. The 
procedures established in Sections 16.40.040 and 16A2. 100 
shall be observed. 

City Phase J Impact 3.5-L The planning area does not MM 3 5 lb 	Project applicants within City Phase la awl-Phasi Project Applicant City of Watsonville Construction 
contain any recorded or anticipated resources of 2 of the proposed modified project shall ensure that if any 
archeological, cultural, or pre-historic previously undisturbed cultural, historic, or archaeological 

019-226 42 
significance. However, site preparation and resources are uncovered in the course of Site preparation, 
grading could disrupt undiscovered clearing or grading activities that the City of Watsonville 

019 226 13 archeological and cultural resources of Community Development Director is notified and operations 
019 226 4 l importance under CEQA and/or eligible for within 200 feet of the discovery are halted until such time as a 

019-236-01 listing on the California Register. This is qualified professional archaeologist can be consulted to evaluate 
considered a potentially significant impact. the find and recommend appropriate action. If the find is 

949231 01 determined to he significant, appropriate mitigation measures 
018 231 17 shall be formulated and implemented subject to review and 
048 231 18 approval by the City of Watsonville Community Development 

4-2 
Department. 

All-Phases I  Impact 35-1: The planning area does not MM 3.5-1c ,  If human remains of Native American origin are Project Applicant City of Watsonville Construction 
and contain any recorded or anticipated resources of discovered during ground disturbing activities project and/or County of 
I b/Remainder archeological, 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 CD 

048 231, 01  grading could disrupt undiscovered jurisdiction of the California Native American Heritage co 
archeological and cultural resources of Commission NAHC) (Public Resources Code, Section Co 

" 04S-2-3-l-47 importance under CEQA and/or eligible for 5097 98) 	If human remains are discovered or recognized in any 
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Phase/APN’ Environmental impacts Mitigation Measures Party Responsible 
for  

Party Responsible 
Verifying Timing of 

for Implementing Compliance  Compliance 

04.8434-48 listing on the 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 
remains until: 

048-211-25 
The Santa Cruz County Sheriff-Coroner has been informed 

019-226-42 and has determined that no investigation of the cease of 
019226 43 death is required, and 

44-22644 � 	lithe remains are of Native American origin, 

019-236-01 o 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 509798, 
or 

The California NM-IC was unable to identify a descendant or 
the descendant failed to make a recommendation within 24 
hours alter being notified by the NAHC. 

3.6 Geology and Soils 

AN-Phasesj a Impact 3.6-1: The planning area would MM 36-1: Future development within the planning area shall Project Applicant City of Watsonville Project Design 
and experience strong ground shaking during a be designed in accordance with the requirements of the current and/or County of 
lb/Remainder major earthquake on any of the nearby faults, 

resulting in the exposure of people and/or 
edition of the CBC. Project applicants within the planning area 
shall consult with a qualified engineer to prepare a design level 

Santa Cruz 

, structures to potentially substantial adverse geotechnical report in accordance with the CBC and the 
effects, including the risk of loss, injury, or recommendations contained with the Feasibility Level 

0484344-7 death. This is considered a potentially Geoteclinical Investigation and Engineering Geology Report, 
048 231 IS significant impact. prepared by Pacific Crest Engineering in March 2009. 

048-221-09 Recommendations included in the Feasibility Geoteehnical 
Investigation and Engineering Geology Report include: site 

048444J9 grading, cut and fill slopes, erosion control, utility trenches, 
048-211-25 surface drainage, pavement design, and soil corrosivity. Prior to 

10 ,1 9-226-42 final inspection, project applicants shall provide certification 
from a qualified professional that all development has been 

919226 43 constructed in accordance with all geologic and geotechnical �3 
Go 

94-946-44 reports. 
O19-236-01 

I. 

41-1-Phases; la Impact 3.6-2: The potential for liquefaction to MM 3.6-2: Project applicants shall consult with a qualified Project Applicant. City of Watsonville Project Design 
occur along the aicafie*Ithernernbankment-ei engineer to perform a quantitative evaluation of liquefaction and and/or County of 
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IblRemaindo CorFalito&-Gcee4hentral-aeea rand near the 
pond in the western portion of the site is high 

liquefaction-induced lateral spreading in conjunction with a 
design level geotechnical report for future development within 

Santa Cruz 

and consequently the potential for lateral the planning area. The evaluation shall be in accordance with 
spreading is high, which could result in the recommendations contained within the Feasibility Level 

04-23444 potential structural damage and associated Geotechnical Investigation and Engineering Geology Report 
49449 human safety hazards. This is considered a prepared by Pacific Crest Engineering in March 2009. The 

048-221-09 potentially significant impacL design level geotechnical report shall also specify foundations 
and structural elements that are designed to resist forces and 

048-211-25 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-l-4eei-frm 
the se u thefa- " top ef-l3aak-for Corralitos Creek -and 50 feet 
from the delineated wetland boundary (Appendix I)) 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 

� 	Development shall he 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. 

QVf 4?4ase-2 Impact 3-6 3 The poteRtial for-seismically Pcojeei-Apphanl Ci ty  4cojec4:-l)esign 
indueed  
However; 	 -along -the slope -failure s 	 e- poss ible the 	" top 	for Corrahto.,Creek ofl50feetfrom 	outhec#� 	ofbank 

048 231 01 ste mentseoltte&eoic-i-mg unle., 
48-234--l4 streng-seisnishak-  which  el4-pcesent-a fo F 	 No a1los 	a  red ueed-set 	ek 	additional-mitigation measures 

ar-neeessary. OIS 231 1 9 risk. This is considered apetentially signifioan 
impacL 

All-Phasesja Impact 36-4 The proposed project is partially Compliance with the respective erosion control ordinances and Project Applicant City of Watsonville Construction 
and  located on soils with slight to moderate erosion acquisition of the NPDES General Permit for construction and/or County of 
I b/Remainder hazard and would result insubstantial soil 

erosion or the loss of topsoil in these areas if 
activities as required by MM 3.8-2 in Section 3.8: Hydrology 
and Water Quality would ensure that potential soil erosion 

Santa Cruz 

,. disturbed during short-term construction impacts associated with the proposed modified _project would be 
0 	vi activities. This is considered a potentially less than significant. 
9434.47 significant impact. 
049231 19 C~ 

48-22 1-09 

18-25l 09 
048-21l-25 
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Phase/APN’ I 	Environmental Impacts 

019-226-42 
04426-4 

01-9-226-44 

019-236-01 

AU-Phases jg Impact 3.6-5: The proposed project includes 
and approximately 22 acres of expansive soils of 
lb/Remainder low strength, which could create substantial risk 

to life or property on these portions of the 
AQ III 	 planning area. This is considered a potentially 

significant impact. 
048231 17 

048-221-09 

048-211-25 

019-226-42 

01-9-226-43 

019 226 44 

019-236-01 

3.7 Hazards and Hazardous Materials 

AU-Phases la Impact 37-3: The proposed project may result 
and in the demolition of fora residential homes and 
lb/Remainder associated structures at the project site, which 

may contain asbestos mid/or lead. This would 
be considered a potentially significant impact. 

01922644 

048-211-25 

Mitigation Measures 

Implementation of mitigation measure MM 3.6-1, which would 
require that future development be designed in accordance with 
the recommendations contained within a design-level 
geotechnical report, would reduce this impact to a less than 
significant level. No additional mitigation measures are 
necessary. 

MM 3.7-3a: Pursuant to Cal OSHA regulations, project 
applicants shall have each structure within the planning area 
within Assessor Parcel Numbers: 01-9-226 43, 019 226 44 048- 
21 1-25--a* -04%234-48 inspected by a qualified environmental 
specialist for the presence of ACMs and LBPs prior to obtaining 
a demolition permit from the County of Santa Cruz Planning 
Department and the City of Watsonville Community 
Deleent-4pactmnt. If ACMs and LI3Ps arc found during 
the investigations, project applicants within the planning area 
shall develop a remediation program 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, subject to approval by the MI3UAPCD, Gity-ef 
W4sen4l1e and the Santa Cruz County Environmental Health 
Department, as applicable. Any hazardous materials that are 
removed from the structures shall be disposed of at an approved 

Party Responsible 
for Implementing 

Party Responsible 
for Verifying 
Compliance 

Timing of 
Compliance 

Project Applicant 
	

City of Watsonville 	Project Design 
and/or County of 
Santa Cruz 

Project Applicant 
	

Qty of Watsonville Demolition and 
*m41or County of 
	

Construction 
Santa Cruz 

0 

0 
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Phase/APN Env ironmental Impacts Mitigation Measures Party Responsible 
for Implementing 

Party Responsible 
for Verifying 
Compliance  

Timing of 
Compliance 

landfill facility in accordance with federal, slate and local laws 
and regulations. 

All-Phases ja Impact 3.7-3: The proposed project may result. MM 3.7-3b: Project applicants within the planning area shall Project Applicant Giy-ef-Watso4Ue Demolition and 
and in the demolition of  four residential homes and have the interior of all on-site structures within Assessor Parcel an/e County of Construction 
.ibLiemainder associated structures at the project site which Numbers- 0-I9---43--419-226-4-4- 048 211 25�and 08 231 Santa Cruz 

may contain asbestos and/or lead. This would 4-visua1ly inspected by a qualified environmental specialist to 
be considered a potentially significant Impact determine the presence of hazardous materials prior to obtaining 

01) ademolitiori permit from the County of Santa Cruz Planning 
04 9226 44 

048-211-25 
. Department and the C ity 	 soavile-Communit y  

Dakpment-lepartnieat. Should any hazardous materials be 

048 231 1 encountered within any of the structures, the material shall be 
tested and properly disposed of in accordance with federal, state, 
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 issuance of a grading permit 

C#y4lliase-2 1rapa ct3.7 4. Th ere is thepoes[ial-presenee-oc MM-3-4ft The 	 i 	 i44e-Gmmwiit-Dealopment ePa Preject-Applicaut Qity-of-Watse*w4IIe Dolitien-aud 
hazardous mutetials located within the Depanent-idl-s-that-projeetappl4cants-remavethe Coast uc4Aen 

93i  10  048 
boundaries of the planning area based on the miseellanecu debris- fi-e--stoukp+led- 	tal-piping and45-gallaa 
i,ite inspection ’ hich determined-that there-are drums,  

04-8-24--09 tanks (AST-and-a above ground storage Phase 	 to 
debris 	on APN 048 231 18, as  well as pile 

-(4ye)the-p1annm-area-prior 	construction 
activities-nt- the -project site .�nce remeved-a-visual inspection 
e4heas-heneath4miscellaneeus-debri&-shatl-be 

lf any-stainW-soils-acc 	 the debris performed .  
evkienceim-pit-en-Assessocs-Paroel 
Number-949 251 09 	Phase 2 (Cjt w i th... silo) 

This is of4he-proposed project. 	considered-a piIes-the-so4l-shaB-be--sampIod---1n4heeent4hat-subsequent 
pential1ygn+anmpaet- testing 	the-presence 	 materials beyond indicates 	 of any -haaardous 

aeeeptable-threshuids, a work-plan shall-be prepared in order-to 
FenieIlmte the soil in -accordance wi-th-oWnppiicable-fedeca 

local staW, and 	 ace ef a grading 

Gi4-Phase4 Impact 	-.liere-is-thn-petenthd-prcseaee-ef MM 3,7 4bi-The CitofWe[sonviI1c Community De-velepinent Project Applicant City of Wateonvillo Demolition-end 

I hn,ssrdpus mater4als located stthm- ft, e epartment shall ewnn’e-that project applicant.. remove-and 

48 231 18 
boundaries of the planning urea based on the pnpeflydispesef4he-abgrod-sterage-tanks-en-APN-04&- 

1 

gitC inspection which dctcnnined that theFe-afe 2448-wi-thin-Phase-2--C4ty4te) of the 	 at proposed-preject 
above ground ,tocege-tank.. (ASTs)and-a 
debris 	 018 231-1-8-as-well-as 

4andfilt fia-eility 	to 	activities within approved prior 	constructto 
the 	 Onc-e-  the ASTs 	 a planning urea. 	 are removed, 	visual pile on-APN 

evidenee of a burn pit on Assessors Parcel inspection-of-the areas beneath and around the removed-ASTs 
Nnmber 04941 	within Ph ’-(City-s shal l -be-  performed ,  --lfsta4searsec’ed-beaeath-the  
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Party Responsible 
. for Verifying 

Compliance  

Timing of 
Compliance 

ej onsi4-e ATth amp1ed4a-thas&esequent 
pant impacix. te4h tea4beyond 

aeetŁIe-thresholds, a work plan-shall be pep&e4wnf4ef4 
’enediate the-coil -in accordance with all 	 )p4ieable 
state-and local 

Gty- Phase 4 iet-37-4--There is the potential-presence of MM-3-4.e�The City ofWatsonville Comm 	ityevelepment lkejeet-Appiieant QiWatsen4l1e Demolition all d 
hazardous 	ater4as4oed-w#h4n-the m epartment 	-ensure that shall projeet-apaa&-satnpe-aa4 

excavate stained soils-located within-agricultur-al-equipment boundaries-of-the planning a-basad--en-the 
storage areas on aml- within -en- site 	ocago-stires-(Teeat4-on 
bace- Soil) -eci_APN 043 231 13 within-Phase 2 (City site)-of-the 

048231 18 site -inspection -44ehtennn4 that -theceare 
above 	arid-a 
4ebcis-p+l-e-en-APN-04--23-1--4-8-as-  well --as pr-opose4-pro-jct to dctemii ne4he- extent of contammation prior 
evidenceof-a burn pit on Assessors Parcel eenstnietiefl 	removal, evidence pf 
Number 018-251 09 within Phase-2--(Qiy-si&e) petroleum products appears-te-eeatinue-belew-the-gr-ollnd 

urfaee, sampling -would be performed to characteriac the-eMeat the  of 
poitia1lyilea4ipaet ef-eantami nation and identit 	 romedial  

iieeordanoa with-all-applicable federal, 	e, and local 
regulations prior to-issuance of-a-gra4iHgperm# 

City & 
coant-Phase 

impact 3,1 Si-’erhead powerlines with MM-174i-Prier-to-eleeatiewef4he-tcansformers-4oeated-within -Prejeet-Applieant City -ef-Watson41le Demolition-and 
transformer., tra 	the 	 a ersing 	planning area in 

2 4he north/sou4-direntiowareecate4-  within to identify 	handling-pcoeederes-regaliog-PGBs-and the proper 

018 221 9 

048434-14 

plaing-ace&hisssidered-a- potential y 
idalficantimpact. 

relocate the power lines and-transfe mers-prior-to4evel0pr3ent 
within -the p).anningarea-ie ordination with -!he City -of 
Watsonville &4menan44he 
County 	Santa Cruz Planning Department 	for of 	 �The- costs 

0484M-1 � 8 
48 25 	09 

!h@ 	 line reloeation of 	eN,erheod power 	shall-behared- 
eppleaats within all phases-of4he-pceposed-pcojeot 

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 
I a project may expose people or property to 

hazardous materials associated with the 
Environmental Health Department, the project applicant shall 
map the specific location of all septic tanks located on APN 

Cruz Pre-construction 

0 48 211 25 
abandonment of septic systems within the 
planning area This would be considered a 
potentially significant impact, 

048-211-25 on a survey within Phase I 	(County site). Once 
located the septic tanks shall be removed and properly disposed 
of 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 orremediation 
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 
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f 	Verifying Tuning of 

for Implementing 
C  Compliance  Compliance  

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. 

All-Phases la Impact 3.7-7: Implementation of the proposed MM 3 7 7 The City of Watsonville Community Development Project Applicant City of Watsonville Project Design and 
and project may expose people or property to Department and the County of Santa Cruz Planning Department and/or County of Pre construction 
lb/Remainder hazardous materials associated with 

groundwater contamination due to 
shall ensure that project applicants properly close and abandon 
all groundwater wells within both phases of the prepased 

Santa Cruz 

048-211-25   
abandonment of agricultural water wells within j 	jfied project pursuant to applicable federal, state, and local 
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 
0122-4 soils are observed surrounding the water wells shall be sampled 

219236_01 and in the event that subsequent testing indicates the presence of 
pesticide residues beyond acceptable thresholds, the potential 

048-234-04 health risks shall be evaluated and a work plan shall be prepare 
04&231 17 in order to remediate the soil in accordance with all applicable 
048 231 18 federal, state, and local regulations prior to issuance of a grading 

044-25 4 � 0 
permit. 

All-Phases j  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- 
1488 Freedom Boulevard approximately 0 16 hazardous materials consultant with Phase land/or Phase 11 and/or County of construction and 

lb/Remainder miles from the planning area released 
petroleum hydrocarbons into the soil and 

experience to review files for the oil’ site property located at 
1488 Freedom Boulevard prior to construction activities during 

Santa Cruz Construction 

049231 01 
groundwater. Should the contamination migrate all phases of the proposed modified project. Should files 
towards the planning area it may contaminate indicate that the property located at 1488 Freedom Boulevard 

O4&234-47 the groundwater. This is considered a may have impacted the planning area, Phase H testing shall 
04843448 potentially significant impact occur to confirm or deny the presence of contaminated 

048-221-09 groundwater prior to Construction activities. If unanticipated 
contaminated groundwater is found during construction 

049 251 09  activities, the project applicants shall ensure that proper 
048-211-25 safely/handling procedures are followed involving contaminated 

019-226-42 groundwater within the planning area during all phases j 
1/Remainder of the proposed-modified project subject to review 

219 
and approval by the City of Watsonville and County of Santa 
Cruz. 

ól9-236-0l 

ll-Phases1a Impact 3..7-8: An off-site property located at MM 3.7-8b: If unknown wastes of suspect materials are Project Applicant City of Watsonville Project Design, Pie- 
ad 1488 Freedom Boulevard approximately 0 16 discovered during construction activities associated with eaoh and/or County of construction, and 
ibIRernainder miles from the planning area released phase ja and lj/Remainder of the proposed modified project, Santa Cruz Construction 
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Phase, APN Environmental Impacts Mitigation Measures Party Responsible Party Responsible 
for Verifying Timing of 

for implementing 
Compliance  Compliance 

petroleum hydrocarbons into the soil and the project applicants shall immediately stop work in the vicinity 
og 	 -i --o-i- groundwater. Should the contamination migrate of the suspected contaminant; remove workers and the public 

0423447 
towards the planning area it may contaminate from the area; notify the County of Santa Cruz Planning 
the groundwater. This is considered a Department or the City of Watsonville Community 

048434-48 potentially significant impact. Development Department; secure the area as directed by the 
048-221-09 Prolect Engineer; and notify the Hazardous Waste/Materials 

049 25i 0 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 remed late the soil in accordance 
019-226-42 with all applicable federal, state, and local regulations prior to 
019226 43 issuance of a grading permit. 

049--44 

019-236-01 

AU-Phases I  Impact 3.7-9: The planning area has MM 3.7-9: Prior to 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 Entitlenigats &ea plamuing-afea and/or County of a Building Permit 
lb/Remainder for several decades and may contain pesticide 

residues on the soil. Pesticide residues within 
on APNs 019 226 13, 019 226 14 019-236-015-048--2-l--04, 
00-211-25, 0 19-226-42. an&048-221 -09 3-048 	 -- r-049- 

Santa Cruz 

A 
the planning area may pose a significant long- 23118, and 048 251 09 duringduringliasa-l- and -Phase -2 of the 

019226 6 	
. term chronic health threat to human health and eposed-modified project, the project applicants shall retain a 

04-9436--44 the environment for proposed residential uses qualified hazardous materials professional to conduct a Phase LI 
019-236-01 within the planning area. This is considered a Soil Investigation in order to adequately test the surface soil and 

048 23i 0i potentially significant impact. subsurface soil for pesticide residues in accordance with the 
Department of Toxic Substances and Control (DTSC) and 

048-221-09 CaIEPA Guidance Manual Interim Guidance for Sampling 
048 23i i7 Agricultural Fields for School Sites, Second Revision DTSC 

048 231 18 and CaIEPA 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 

048-211.25 to review and approval by the City of Watsonville and County 
of Santa Cruz. Soil sampling and testing shall include, but not 019-226-42 
be limited to the following in accordance with the DISC 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 include DDT and its derivatives 
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Phase/APN’ Environmental Impacts Mitigation Measures Party Responsible 

for Verifying Tuning o. 
for Implementing 

Compliance Compliance 

DDD and DDE, toxaphene, dieldrin, and aidrin. 
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. 

All-Phases Ia Impact 3.7-102 The planning area is located in MM 3.7-10: Project applicants within all phases of die planning Project Applicant City of Watsonville Time of Property 
and the airport approach zone for the Watsonville area shall file an overflight easement with the City of and/or County of Transfer or Sale 
I b/Remainder Municipal Airport 	In addition Assessors Watsonville to run with the title of the property as disclosure 

and notice in deeds at the time of transfer or sale of all 
Santa Cruz 

Q 1 	245-42 
portions of Assessors Parcel Number 048-211- properties within the planning area. The disclosure shall inform 
25_019-226-42, and 019-236-01 are located future property owners that their property is located in an airport 

019 226-43 within the Zone 6 (Traffic Pattern Lone) Safety approach zone and that the City of Watsonville has the right to 
019226 44 Compatibility Zones for the Watsonville regulate or prohibit light emissions, either direct or indirect 

048-211-25 Municipal Airport. This is considered a which may interfere with pilot vision; regulate or prohibit 
potentially significant impact. release into the air any substances that would impair the 

01923601 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 
casement shall run with the land until such time the Watsonville 
Municipal Airport is no longer in use. 

3.8 Hydrology and Water Quality  

City Phase  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 Phase4 of the Atkinson planning area shall and/or County of Construction 
Phase I a& b increase impervious surfaces and increase identif4theatative-  Map -submittals, a detailed final Santa Cruz 
and Phase 2 surface water runoff, thus contributing to 

localized drainage, flooding and erosion 
drainage plan and analysis dernonstratingisiaintenancc of the 
predcvelopment 2-year. 2-hour release rate and storage as well 
as the 5-year predevclopment release rate while providing 

48 	11 25 048-211-25 
problems within and/or in the vicinity of the 

storage volume for the post development 25 year storm planning area 	This is considered a potentially 
designed 10 control the 	 to -rate and volume of stormwateri -unoff 048-221-09 significant impact.. 

Tbl 9-226-42 o 
rseureneeaup-to the 10 year storm consistent with the County 
of Santa Cruz performance standards or equivalent methods, and 

226 44 retaining the existing functions of storage, filtration infiltration 
p19-236 01 and evaporation of storniwater. The final drainage control plans 
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shall include: detailed hydrologic modeling, existing facilities, 
soil and topographic data; erosion control and best management 
practices; descriptions of proposed hood 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.As-part-of-the- final -drainage plan, the cu1vcft4eRneetiflg 
the freshwater 	thetempara 	detentieu-basiwshall-be marsh-to 
designed to 	the -potential Co- flooding 	existing-and reduce 	 of 
future- development 	 100 -by passing -the 	year peak-spill rate and 

ffi hshvatar 
marsh’seasona1-wet1an4- 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 ppjje stormwater detention facilities have been constructed 
in accordance with approved plans. 

MM 38 I b, FUWFO deve4epment-with 414Thase 2 of the Pcejeet-Appllean4 City of Watse4wiUe Impa�S4-Devementhe-pcepose4 t-9esign-and 
County Phase prnjweeh1-alteeistingdrainage-patterns 5  planning area 6hall-i4enti 	-wiTh- 	ntative-Mnp submittals-a and/or County of Qenstcuetion 
 increase us surfaces and detai1e4-fi*1al4caiaage plan -4esigne4-to-4ontcai--the-rate-and ntaGrn 

surface water-suaoff-thus contributing -to v4a4ufne-of stormwater runoff to 	-dovelepiinditions-fur pro 

0149 
lec%lized and-erosion 
pro 1emswithiandr4n4h4ninity-nfthe 

anrenae&-uThyear-s4ocm 
eoroistea4 with -the -eenonptual etortawater plan in the proposed 

049-911-41 Speeifle-P4an-aad-PUD- and the -city of Watsonville Stormwater 
048 231-1 Management Plan  

final  

048 251 0 
detailed hydrologic 	that takes into-account the -soil -and modeling 

ia-esien-eorel-  and -best-cnanagesuent 
pcantieesj-dseriptions-ofjr-opesed flood control facilities; Low 
Impact Development(LID) teclmiques;-compliance with-waste 
4isege-reuicemeMs; phasing -and implementation-, 

- 
yi identification ofh.-cntitiy that is responsih1o4o*.faui4it-design 

a-enStfUntiefl-Giaan4Watefegfam-OOffiplianee-aH4-faed4ty 
mainton eowmaintananeen4 
access. All drainage-impementhall be subject to my C)  

and-approval-by the City of Watsonville Public Works-D4ceetor 
1r4er-te4inal-mspetion-the projeot applicant (s) shd-l-prevt4e 
the City of Watsonville .-4th-oe4ifloation-freni-a+egistoce4-Gi’ 

of 1:-ense 
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Phase/APN 1  Environmental Impacts Mitigation Measures Party Responsible Party Responsible 
for Verifying Timing of 

for Implement ing  Compliance 
facilities ave been eanstmoted4n4eeofdwwe-~~ 

A44Phascs I Impact 3.8-2: Soil disturbance associated with MM 3.8-2: In order to comply with the National Pollution Project Applicant City of Watsonville Project Design and 
and  site preparation, grading and construction Discharge Elimination System (NPDES), requirements for and/or County of Construction I b/Remainder activities resulting from the proposed project 

may cause soil erosion and sedimentation, 
construction of site storm water discharges, project applicants 
shall prepare and implement a Stormwatcr Pollution Prevention 

Santa Cruz 

and/or the release of other pollutants into Plan (SWPPP) if construction exceeds one acre or more within 
adjacent waterways, including Corralitos Creek. the planning area. The SWPPP shall specify how the discharger 

018 231 17 This is considered a potentially significant will protect water quality during construction activities subject 
04434 19 impact, to review and approval by the County of Santa Cruz Planning 
048-221-09 Department or the City of Watsonville Community 
fl42 	c

___
i 	O 

___ 	____ Development Department. These measures shall include but are 
not limited to the following: 

048-211-25 
� design and construction of cut and fill slopes in a manner 

019-226-42 that will minimize erosion; 
� protection of exposed slope areas; 

019 -226 44 � control of surface water flows over exposed soils; 

01923601 a use of wetting or sealing agents or sedimentation ponds; 
� 	limiting soil excavation in high winds; 
� construction of beams and runoff diversion ditches; and 
a 	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 revcgetate all areas of disturbed soil with 
appropriate native species. Monitor rcvegetation success 
and take remedial measures as necessary; 

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

� 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 

a 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,  

co 
present evidence certifying the material is void of any 
noxious or invasive species or pollutants. 
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A14-Phase6 .La Impact 3,8-3: The proposed project would Implementation of mitigation measures MM 38-Ia aa-�MM Project Applicant city  of Watsonville Project Design and 
and generate urban non-point contaminants, which 344b-would require that future development prepare a detailed and/or County of Construction 
lb/Remainder may be carried in storniwater runoff’ from paved 

surfaces to downstream water bodies. This is 
final drainage plan designed to control the rate and volume of 
stormwater runoff to pm-development conditions for a variety of 

Santa Cruz 

considered a potentially significant impact, storm event recurrences up to the 10-year storm event for Phase 
- I a 8r lb/Remainder (County site) and the 25-year storm event 

048 23 1  -P for buitdout of the planning area consistent with the conceptual 
048 stormwater plan in the proposed Specific Plan. 

048.221-09 

048-211-25 

019-226-42 

019-236-01 

a All-Phasesj a Impact 3.8-4: Implementation of the proposed As required by mitigation measures-MM 3.8-la and-MM--IS- Project Applicant City of Watsonville Project Design and 
i" and project would increase impervious surfaces and 4-b, the pcopesed modified project is anticipated to contain and/or County of Construction 

lb/Remain der increase surface water runoff, which may 
contribute to localized flooding in the vicinity 

stormwater runoff within the planning area, would not increase 
stormwater runoff over existing conditions and therefore would 

Santa Cruz 

049-234-" 
of the planning area. This is considered a not result in flooding within the planning area or in the vicinity 

048 231 17 
potentially significant impact. of the planning area. 

048 214 19 

048-221-09 
0 048125i 

048-211-25 
019-226-42 

0,19226 43 
049-324-44 

L i09-236-01 

9 Land Use and Planning  

Cunty Phase Impact 3.9-3: Development of the proposed Mitigation measures -MM-2-4-and-MM 3-2-2a in Section 3.2, Project Applicant Gity-ef-Watson444e Project Design 
and project could create land use compatibility Agricultural Resources require incorporation of an 200 -feet and/oiCounty of 

Phase 2- conflicts with surrounding uses which is eastern  Santa Cruz 
considered a potentially significant impact e4isting aggFieultufal-ieb-w+th-m-Pluice-24Q*t)’-s1te)-an4-aR  

29 of 39 



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

Phasc/APN’ Environmental Impacts Mitigation Measures Part Responsible P 	si 	e Party Responsible 
for Verifying T iłirng o 

for Implementing 
Compliance  Corn pliance 

However, with implementation of mitigation interim-agricultural buffer within Phase lb/Remainder (County 
04-231-0-1. measures, this impact would be reduced to a site) that is consistent with the pLpposed PT 

less than significant level. cndmenVModifications to the Approvals. It wi l l also 
subject to review and approval, with appropriate conditions 
rekgrdinggcuItural buffer design, by thc C9ypfSanta 04&23-148 
Cruz Planning Department and Agricultural Policy Advisory 048251 0 
Commission. In addition the mitigation measures ensure that 048-221-09 
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-la: To minimize impacts associated with short-term Project Applicant County of Santa Construction 
la& result In construction-related noise that would construction noise, the County of Santa Cruz Planning Cruz 
lb/Remainder exceed applicable noise standards at nearby 

noise sensitive land uses. This is considered a 
Department shall ensure that project applicants incorporate the 
following noise control measures into construction contracts for 

potentially significant impact. future development Nvithin Getimy-Phases 4-  and -2 of the 

048-211-25 
proposed modified project in accordance with Policy 6.93 
County ofSanta Crier General Plant 

048-221-09 
� Limit construction that involves motorized equipment to 

Monday through Friday from 7:30 am to 430 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; 

� Allow exceptions to the specified construction hours only 
for construction emergencies and when approved by the 
County of Santa Cruz Planning Department; and 

� Post a sign that is clearly visible to 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.  

City Phase In Impact 3.10-1: The proposed project could MM 3.10-1b 	To reduce the effects of construction noise, the Project Applicant City of Watsonville Construction 
result in construction-related noise that would City of Watsonville Community Development Department shall 

� exceed applicable noise standards at nearby ensure that the project applicants include the following on all 
noise sensitive land uses 	This is considered a construction contracts for future development within City 

10 4 9 22-11  01 potentially significant impact. Phases I an4ofthepcopose4 modified project: 
048 13113 

1 � 	Restrict construction activities within 1,500 feet of noise- 
231 18 sensitive receptors between the hours of 7:00 a.m. to 7:00 

444�O9 p.m. Monday through Friday. No construction shall occur 
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019-226-42 on legal holidays. Equipment maintenance and servicing 
019226 43 shall he confined to the same restrictions; 

019226 4-4 � Construction noise reduction methods such as shutting off 
idling equipment, installing temporary acoustic barriers 

o49-244l- 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 
equipment, shall be used where feasible; 
During construction, stationary construction equipment 
shall be placed such that emitted noise is directed away 
from sensitive noise receptors; 

� Operate earthnioving equipment on the construction site, as 
far away as practical from noise sensitive receptors; 

� Operate earthmoving equipment on the construction site, as 
faraway 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.  

3.11 Population and Rousing  

All Phases 	T  No significant impacts. [ No mitigation measures required. Not applicable Not applicable 1 Not applicable 

312 Public Services, Utilities, and Recreation 

All-Phases I a Impact 3.12-I: The proposed project would is MRM 3.12-I: To fund a potential gap in funding for municipal City of Watsonville City of Watsonville Prior to issuance of 
and estimated to generate approximately 46792 services if deemed necessary the City of Watsonville and the and County of Santa and County of Santa Building Permit 
1b/Remaind.i people, which would subsequently increase the 

demand for fire protection services within the 
County of Santa Cii.iz shall work cooperatively to define and 
implement the appropriate funding mechanism(s) (e.g. a 

Cruz Cruz 

planning area Future development within the man.icipal services mitigation payment -in lieu -ef taxes P11,011 
planning area would be required to pay agree 	ant establishment of a community facilities district 

4%-234-47 applicable fire impact fees at the time of [CFDJ, a Mello Roos, etc.) to ensure that the p*eposed modified 
co 

issuance of the building permits, Future project pays its fair share to support municipal services 

1-09 development will also be subiçcJjQ.. 
juircment to incorioratc fire sprinklers into 
structures. If City and County 4mpaet-fees 

04-2 11-25 ti l reycriggs do not adequately fund fire protection 
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019-226-42 facilities and services to the planning area this 

0192 6-4 would be considered a potentially significant 

01P 2M  d4 
impact. 

019-236-01 

AWPhases I  Impact 3.12-2: The proposed project would Implementation of mitigation measure MlI 3.12-1 would City of Watsonville City of Watsonville Prior to Issuance of and generate approximately 	people, which ensure that funding of additional Jaw enforcement services and County of Santa and County of Santa a Building Permit 
Lb/Remainder would increase demand for law enforcement 

services. Future development within the 
would be handled through a funding mechanism between the 
City and the County to ensure that the pcepeae4 modified 

Cruz Cruz 

018 	1 
planning area would be required to pay project pays its "fair share" of funding ifi- order -to-pc04de4hfee 
applicable police impact fees at the time of ad1itio1-aw-effieers-and one -civilian� staff menbe’-at-the 

04-24-4- issuance of the building permits. If City and City of Watsonville Poliee-pamii4er-tesecve-the 
048 231 18 County impact fees do not adequately fund law planning area -under -prGjeet-bui1dout. 

048-221-09 enforcement facilities and service to the 
planning area, this would be considered a 

048 251 09 potentially significant impact. 
043-211-25 

019-226-42 

019 226 13 

019 226 44 

019-236-01 

All-Phases la Impact 3.12-4: The proposed project would Implementation of mitigation measure MM3J2-1 would he City of Watsonville City of Watsonville Prior to Issuance of 
and increase 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 
lb/Remainder currently considered underserved. However, 

the proposed project would provide an 
ad4itieRa44-aece-pa’k_adjaeen-t9-gfeaMew 

County to ensure that the proposed modified project pays its 
"fair share" of funding in order to meet acceptable thresholds, 

Cruz Cruz 

048231 01 including the proiects  "fair share" of funding parks and 
P-ark-and payment of applicable fees for parks recreation facilities with buildout of the proposedprojeet. 

018 231 -17 and recreational uses. If City and County 
048 231-18 impact fees do not adequately fund park and 

048-221-09 recreation facilities and services capability, this 
would be considered a potentially significant 
impact. 

48-211-25 

’419-226-42 0  
co 

9-226-44 

09-236-0I 
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411-Phase6 j.a  Impact 3.12-5: ’I ’he proposed project would Implementation of mitigation measure MRM 3.12-1  would be City of Watsonville City of Watsonville Prior to Issuance of 
and generate approximately -1679.2 	people, which handled through a funding mechanism between the City and the and County of Santa and County of Santa a Building Permit 
j/jaiiridt would increase demand for library services. 

The proposed project would result in an 
County to ensure that the proposed modified project pays its 
"fair share" of funding for library facilities-with-buildeut-of-the 

Cruz Cruz 

increase in expenditures as a result of increased propese4-pfeec4. 
service level demands. If City impact fees do 

048 2314-7 not adequately fund library facilities-and  
ois 231 ig service capabili, this would be considered a 

048-221-09 potentially significant impact. 

018 251 09 
048-211-25 
019-226-42 

019-236-01 

AH-Phasesj impact 3.12-8: Implementation of the proposed Future development within the planning area would be required City of Watsonville City of Watsonville Prior to Issuance of 
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 Peniiit 
I b/Remainder water infrastructure in order to serve the 

proposed project. If City and County impact 
issuance of the building permits. The County and the City will 
enter into an agreement to fund infrastructure costs for the 

Crux Cruz 

A  
fees do not adequately find water infrastructure proposed modified, project not covered by City or County impact 
improvements, this is considered a potentially fees and taxes. Funding of additional services would be handled 

048-234-F7 significant impact. through levies on future development in order to meet 
048 23148 acceptable thresholds as required by mitigation measure MM 

048-221-09  

048-211-25 
019-226-42 

43 C  

01922614 
t9-23601  kA 

’Jl-Phascs j a impact 3.12-9: The proposed project would Implementation of mitigation measure MIM  3.12-1 would City of Watsonville City of Watsonville Prior to Issuance of 
require expansion of stormwatcr facilities on �would ensure that finding of additional services 	be handled and County of Santa and County of Santa a Building Permit 

W/Rcmainder site the construction of which could cause through levies paid by future development in order to meet Cruz Cruz 
significant environmental effects. Future acceptable thresholds, including the projects "fair share" of 
development within the planning area would be funding for stormwater infrastructure wih-bui1dout of the 
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04843-1-0 -1- required to pay applicable impact fees at the cd psopo-projt. 
048 23117 time of issuance of the building permits. if City 

048 23 1  ;8 and County impact fees do not adequately fund 
stormwater infrastructure, this would be 

048-221-09 considered a potentially significant impact. 
048-254--0 
048-211-25 

019-226-42 

09-326-4; 

019 226 44 
019-236-01 

3.13 Transportation and Circulation 

County Impact 3.13-5: The proposed project would MM 3.13-5: Prior to occupancy of the proposed project, project Project Applicant County of Santa Prior to Occupancy Phases -l--& result in an increase in traffic at the East Lake applicants within the County Entitlements Area planning-ea Cruz of Project. Phase Avenue (Highway 152)/Holohan Road shall pay their proportional fair share towards improving the 
Phases I a and intersection that would increase the volume to eastbound approach on Holohan Road at the East Lake Avenue 
lb/Remainder capacity ratio by more than one percent at an 

intersection that is currently operating at an 
(Highway 152)/Holohan Road intersection to include a 
dedicated eastbound left-turn lane, a shared eastbound left-turn 

048-221-09  unacceptable level of service (LOSE or F). In lane, a shared eastbound left-turn/through lane and a dedicated 
accordance with the County of Santa Cruz right-turn lane. The estimated cost of this improvement is 

048-211-25 significance criteria, this is considered a $1225,l0O-l-5-mil44en-do4lars. 	Phase [a (MidPen Housing 
potentially significant impact. project) of the modified project would pay a fair share 

contribution of 0.40-percent of the estimated improvement cost 
($4,900), while dcvelo.pments within the remainder of the 
County Entitlements Area, would pay an estimated 1.75 percent 
($21.439) of the estimated improvement cost as its percent fair 
share contribution (sec Table 113-3). 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 co 

pt ftes to the County will cover the abovefair share 
contribution lev e ls as well as meet other impa(t Ices purposes 

A41-Phases la 
and 

Impact 3.13-6: ’1 he proposed project would MM 3.13-6: Prior to occupancy of the proposed project, project Project Applicant City of Watsonville Prior to Issuance of 

Ib/kemaindLr 
result in an increase in traffic at the highway I 
NB Ramps/Harkins Slough Road intersection 
that would increase the volume to capacity ratio 

applicants within the County Entitlements Area f4ann-mg-area 
shall pay their proportional fair share towards installation of a 
traffic signal at the Highway I NB Ramps/Harkin Slough Road 

and Count) of Santa 
Cruz 

Building Permits 

by more than one percent, at an intersection that and the Highway I SB Ramps/Harkin Slough Road 
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048-234--04- is currently operating at an unacceptable level intersections. This signal shall be coordinated/interconnected 
of service (LOS E or F). In accordance with the with the intersection of Harkins Slough Road/Green Valley 

jç County of Santa Cruz significance criteria, this Road due to the close spacing of these intersections and the 
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 
improvement is approximately $424300 520,000 dollars. iTh.Ie 

048-211-25 la (MidPen Housingpjpict) of the modified lhu-p’ope&e4 
project j9ll 	shall pay a fair share contribution of,j36 

019-226-42 percent 114of the estimated improvement cost, while 
developments within the remainder of the County Entitlements 
Area would pay an estimated 0.66 percent ($2.803ofihe 
estimated improvement cost as its percent fair share contribution 

019-236-01 whieh-is4223 	(See Table 	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. 
Payment of traffic impact fees to the City and County will cover 
these fair share contribution levels as well as meet other impact 
fee 	use’.  The City of -Watsonville is updating their -fee 

the 	 to program -ai*d$ee-ecdnanee-and-will-adept- 	--pregram prior 
implementation of the -first phase of4ke-proposed prejeeL The 
City of Watsonville shall coordinate with Caltrans on 
improvements to this intersection. 

A44-Phass j a Impact 3.13-7: The proposed project would MM 3.13-7: Prior to occupancy of the proposed project project Project Applicant City of Watsonville Prior to Issuance of 
and increase the volume/capacity ratio by more than applicants within the planning area shall pay their proportional and County of Santa Building Permits 
I b/Remainder one percent during both the AM and PM peak 

hours at the Airport Boulevard/Freedom 
fair share towards installation of a second through and right-turn 
lane on the Airport Boulevard approach from Highway 1 and a 

Cruz 

048 231 01 
Boulevard intersection, which is currently 
operating at unacceptable levels of service 

second left-turn lane on Freedom Boulevard at the Airport 
Boulevard/Freedom Boulevard intersection. The receiving leg 

048-.24--l-7 (LOS E of F). In accordance with the County on Airport Boulevard shall be widened in order to accommodate 
018231 j of Santa Cruz significance criteria, this would 

be considered a potentially significant impact. 
the additional through-lanes. The estimated cost of these 
improvements is approximately $5.l00 4 1047,000 dollars.  048-221-09 Phase I a of the modified  project would pay a fair share 
contribution Of 0,987.W percent L8.9) of the estimated 

O-21 1-25 improvement cost, which-is S79,25-7while developments within co 

L19-226-42 the remainder of the County Entitlements Area P-hose4b-would 
pay an estimated 3.50 percent ($29929) of the estimated . 1 1 

improvement cost as the� fair share contribution 	The fur share 
4192 6-44 contribution is calculated as the project portion of all future 

35 of 39 



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

Phase/APN’ Environmental Impacts Mitigation Measures Party Responsible 
for Implementing 

Party Responsible 
for Verifying 
Compliance 

Timing of 
Compliance 

019-236-01 traffic that would be added to the intersection for both peak 
hours. The Gi4y-of Watsenvi le is updating thei-fee-pFegIam 
and fee or4Ana*we-  and wiIl adopt the program psir-te 
inpementatiotfthespha1eposedpcet To 
fund this improvement, project applicants shall pay applicable 
traffic impact fees to-the-City ef-Wetsmwill-e towards 
construction of this improvement pcier-to4ssuanee-f-building 
pcmts. Payment of traffic impact fees to the City (20 units 

dtothe County (26 units) will cover these fair share 
contribution levels as well as meet other impact fee purposes. 

Al-Phases la Impact 333-8: The proposed project would MM 3.13-8: Prior to occupancy of the proposed mo d ified Project Applicant City of Watsonville Prior to Occupancy 
and result in an increase in traffic at the Highway 1 project, project applicants within the County Entitlements Area and County of Santa of Project 
lb/Remainder NB Ramps/Larkin Valley Road intersection that 

would increase the volume to capacity ratio by 
planniog-acea shall pay their proportional fair share towards 
installation of two roundabouts (one at the northbound hook 

Cruz 

048-234-" 
more than one percent, which is currently ramp terminal and one at the Airport Boulevard/Larkin Valley 
operating at an unacceptable level of service. intersection) at the Highway 1 NB Ramps/Larkin Valley Road 

049-24--14 In accordance with the County of Santa Cruz Intersection. Since the ramp terminal and the intersection of 
948 231 19 significance criteria, this is considered a Airport Boulevard/Larkin Valley Road are closely spaced, 

048-221-09 potentially significant impact. improvements shall take both intersection operations into 
consideration when constructing the proposed improvements. 
The estimated cost of these improvements is 

048-211-25 $l.029.J00460000- do’ lani. 

019-22642 project) of the modified The-project would pay a fair share 
contribution ofj$.i&70 percent ($8,335) of the estimated 

019 226 43 improvement cost, while developments within the remainde r  o 
41-9-226-44 the County Entitlements Area P-hase4b would pay an estimated 

2,77 percent ($28,504) of the estimated im)rovjçpt cost-wh4eh 019-236-01 
4s199Œ20 as the fair share contributions. The fair share 
contribution is calculated as the project portion of all future 
traffic that would he added to the intersection for both peak 
hours. To fund this improvement, project applicants shall pay 
applicable traffic impact fees to the City ef-WatseswiUe towards 
construction of this improvement. This obligation will be met 
through payment of traffic Lmoact fees to the City (20 units in 
Phase ia4a portion of the County’s impact fees received by 
the County ($130 per unit) shall be paid to the City by tue 
County. The City-of Watsonvillo is 	their fee updatingprogram 

OD  
CD 

a-411-adopt-the-prograrn prior to implementation of the-fiT-st
phase -of-theceposetI-pj.eet The City of Watsonville shall 
coordinate with Caltrans and prepare a Project Study Report for 
improvements to this intersection. 
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Aft-Phases I  
and 
jjfcmaindcr 

Impact 3.13-11: The left -turn pocket from 
Freedom Boulevard onto Crestview Avenue 
would increase substantially with 
implementation of the proposed project and 
create an operational deficiency. Therefore, 
this is considered potentially significant impact 

MM 3.13-11a: ’I’he first project applicant on APNs.Q19-236-01 
and O48-22l-O9  LLamb properties), 0484M09-0484M-1-7--ec 
048-234-48 shall design, fund and implement the southbound 
left-turn pocket from Freedom Boulevard to Crestview Drive to 
lengthen the pocket by at least 0-feet. The existing stoge 
length is 150 feet and the Sini Fratfic analysis indicated a 95% 

Project Applicant City of Watsonville 
and County of Santa 
Cruz 

Prior to Occupancy 
of Project 

æ´ 8 23 II? 
04844-48 
048-221-09 

048251 0 

01923601 

queue of 125 feet. The estimated cost of this improvement is 
$1 6.300 2-000 and shall be funded by the first applicant for 
development onAPN 048-221-09 (Lamb) wMin  
area. This improvement shall be either installed by the first 
applicant prior to occupancy of any portion of these parcels or 
satisfied through -a payment of that amount directly to the CIII 
of Watsonville. A-eest- share -ageeme-willbe- developed -by 
bt4+ the -Giiy-and- the -Co-untt& ensurethat-these-impreiiaments 
aj:e fu llHnte 

All-phases 

048-4-47 

b"act d144oft-tam-peekat-frem 
Free4Reilevacdonto-Ge4’Avemie 

M4#bt-A1-Jrejeat-apn4&sha1ntFihate4heir4aiF 
shnre4aFd4he4nsla1lieii-oftraf-inipFove4nents4n 
MM3 13 11athrough-the-i1ectionoflP-fees-andlor-any 

Preject-Applieaat ecWais0iwi11e 
and 	otnity of Santa 

Pcir4e-Qecupany 
of-Prrjeet 

woidd-rnec4ae-subttnttally-wfth 
ether-fees through the cost shag-egreement implementation 	the of 	proposed project-and 

048 231 18 
048221 09 

Q4&-2l-49 
04-24- 

deficiency. Threfore create an operational 
is-ee+uidece4-potentially this 	 significant-impact. 

019226-12 

04-9-26-4 
019 226 11 

ON i36 W 

MI -Phases 

__ _ ___ 
48 231 01 

Ini314-4’hepreposed-pcejeet-wou44 
res4-inerease4w4r-afle4hat-weu4d-be 

MM4--3-a-  Prior 	 APN 018 Irjeet-Appl4eant City of Watconvillo Prk,r4e)reupancy 
ef-Prejeet  

CD 
co 

4ooccupancy of any-project on 
-11-2-04-9-226-42, 019 226 11, 	019 236 01 -or-01 8 231 04 

pet--appl1cants-5h }Iesea4faffle-oalm+rig 
and 	 ounty-ef-Santa 
Gru etperieneed-hy-the-rieiglboro-l3rewirigteri 

Averwe north of Crestview -Drive Gardener 
Avenue, east of Freedom Boulevardi-and 
Atkinson Lane,east of Freedom-Boulevard. 

4&44- 
plan on: 11, Atkinson-Lane, east of Freedom-Poulevard; and 2) 
Gardner Avenue, 	Freedom--Boulevard, along the east of 	 streets 
that -are -affeeted-by- the -prepese4-pcojeethe-eatimated-oost-ef ’s) l 9 	’12 226 

192-26 43 the  
these +ri-meceaseaards-on 	neighborhood 

this 	 A 	 be -imjrevement-is-$200,000. 	cost share-agreement will 
4evetepe4 by-4eth the 	 rty’  and -the County 	4osuco-that4hesa 
anpcoverits-ae-1y-mplemented- - !!ii26_44 
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09-236-44. &.gn-i1leaat--impaet 

A11-Phases la 
and 
jkinder 

impact 3.13-12: The proposed project would 
result in an increase in traffic that would be 
experienced by the neighbors on Biewington 
Avenue north of Crestview Drive--afdenef 

MM 3.1342b: Prior to occupancy of any prejeetdevelopment 
unAPNs048-221-09 a nffl  9 23c 01 (Lamb) 048 251 09 048 
234-17 or-048-234-M, project applicants shall develop and 
implement a traffic calming plan on Brewington Avenue north 

Project Applicant City of Watsonville 
and County of Santa 
Cruz 

Prior to Occupancy 
of Project 

048-221-09   of Crestview Drive; along the streets that are affected by the 
proposed project. I he estimated cost of this improvement is 

Avcnue-east of Freedorn-Bou1evailj--aitd 
AtkineewLane-ast-ef-Fceedoin Bou1card 

048454-09 
04g-Z34-p 

The addition of the project traffic could result 
in increased hazards on these neighborhood 

$130,700 460000. 4-thare-agment-w411--he-deelupe4-by 
both the City and the County to.ens&ci-that-these-imprevenien-ts 

049 231 19 streets which is considered a potentially ai4iiIlimp1eate4 	This improvement shill be installed by 
significant impact the first applicant prior to final occupancy of any portion of 

these parcels, or satisfied throug1payment of that amount 
directly to the City of Watsonville under an approach that may 
involve a reimbursement agreement, as other future 
development on the Lamb property may be reuircdppy their 
fair shares and reimburse the first applicant. 

3.14 Greenhouse Gas Emissions 

Phase Ia and No significant impacts. No mitigation measures required. Not applicable [IN-at applicable Not applicable 
lb/Rem ainder 

4.0 CEQA Considerations 

Phase 1 b/ Impact 4-1 	Under cumulative conditions, the MM 4-1: Project applicants within the Countyjtiticmgnts Project Applicant City of Watsonville Prior to Occupancy 
Remainder volume to capacity ratio at the East Lake Area pla*m-in-g-area shall pay their proportionate fair share of of Project 
Gity-44iase-2 Avenue/Wagner Avenue intersection would $&1-2.50 towards installation of a traffic signal at the East Lake 

increase by more than one percent; and Avenue/Wagner Avenue intersection prior to occupancy of gny 
1 

therefore the proposed project would result in a development within the pnpoaed modifi.d project area. This 
cumulative impact to this intersection, which is pjjjation will be met through payment of impact fees to the 

City of Watsonville by the units located on City parcels (i e 	20 048-234-48 considered a potentially significant cumulative 
units in Phase In). and a portion of the County’s impact fees 048-221-09 impact 
received by the County ($664 per unit) shall be paid to the City 048-251-09 
by the County for a total of $132.700 towards the installation of 
the  sigpal. The estimated cost of this improvement is $400 
325,000. 4ey-&f-at5eiwil1-is-pdatigiF-fee-pfegm 

and will  
eca- building -penit-The City of Watsonville plans to install a 
signal at the intersection of East LakeAvenuc and Wagner co 

CD Avenue. The City of Watsonville shall coordinate with Caltrans 
to approve design and installation of the signal. 
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MITIGATION MONITORING AND REPORTING PROGRAM 
for the Atkinson Lane Specific Plan and Planned Unit Development 

Phase/APN t  Environmental Impacts Mitigation Measures Party Responsible Party Responsible 
for Verifying Timing of 

for Implementing Complia nce Compliance 

All Phases Imet44i-.Th-proposed project would City-oWatsoiwi11 Prior to Occupanoy MM 4 2: Proleet 	th4n4he-p1anningaa-shal1-pay applicai 
e9n4*ibute4o5igmflant-eumuMi-v impact-to their proportionate fair haee-con4cibution toards-a traffic and County of Santa o.Pcojeet 

Ø4c 	01 
ha 	4’on-Bcewingto*tnue 

whch4-u$ating-its impact-fee-program. The omsed-cost-ef "31 soothe 	stv’w-Divo-as a resal!-of 
)4&-234-1- ncfease4-traffic-ffem-the proposed project this 4mprement-is-$O0�A.est-share-pregra-wi4l--be 
048-234-8 developed by both thethC-ooy-eoourehcse 

improvements are4944mp1emented7 

049251 0 

019 22642 

019226 43 

019 226 14 

All-Phases Impact 4-3: The proposed project in MM 4-3: The City’s groundwater impact fee program 2LaU Project Applicant City of Watsonville Prior to Occupancy 
1k/ combination with reasonably foreseeable future apply to all future development within the County Ditillements and County of Santa of Project 

Area. In addition, future development shall be required to f0f Remainder growth would result in an incremental increase Cruz 
the -project area shaU-be-me44fled4e ensure that project water of water use that would continue to contribute 

to depletion of water supply within the Pajaro demand is fully offset (at a ratio of 1.2:1) either by comparing 
Valley Groundwater Basin, which is currently pre-development water demand to post development water 

04943-1---1- in overdraft condition, demand or by participating in a water offset program with 

049231 19 fixture and landscaping replacements in the City’s water service 
area or, a combination of both. The project applicants shall be 

048-221-09 responsible for working with the City, or their designee, in 
developing an offset program that achieves the water saving 

048-211-25 objectives and shall bear the costs associated with the offset 

019-226-42 
program including any additional replacement of plumbing 
fixtures and landscaping retrofits identified in the City water 

019 226 13 service area to meet the stated goals. Pre-development water 
019 226 11 demand shall be accounted for on a per parcel basis. 

019-236-01 

Note: 
I �The specified Assessor Parcel Numbers are responsible for either triggering the specified Mitigation Measure and/or contributing their fair share contribution of impact fees 

0 

0 
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PIPPIN APARTMENTS 	 SITE PLAN  CITY: 019-226-42 
 C 	 1.25 

ATKINSON LANE, WATSONVILLE,CA 	 2ndsuxoitoi 2-6-14 

11 MIDPEN PENINSULA THE FARM, INC 	 , 3rd Submittal 41-14 

SITE DATA 
IIETACRES: 21 113221 SF lADlE PARCELS) 
CAST EXCLUDES WETLENU AREA) 

AVILSINSI I AREA: 	 RYFI SF 
1111101 SGARCA 	 21041 SF 
BIJ !LUINO 3*1(12k 	GA )24 SF 
TOTAL BUILD] NO ROOk 	02012 SF 

FLOOR AREA RATIO. 	DII 

DUILDIND I COVERAGE; 	3,022 SF 
AUT.DING 2 COADRADE; 	1,623 SF 

!9i3c4 	11 ,111 SF 
TOTAL BUILDING COVERAGD 25414 SF 

PARKING AREA: 	 40=0 IF 
.AEOREAPRIGARDA 	 41459 IF 

TOTAL FAMILY UNITS: 
lAD 	3 
25G.29 
390; 	14 

TOTAL: 	41 

COIJ$4TV PARCEL UNIT MO: 
lID: 	3 
240: 	1N 
390: 	6 

TOTAL 	2* 

CITY PARCEL UNIT lAIR: 
CITY PARCEL I: 

lAD 	S 
200: 	0 
GAO: 	4 

TOTAL: 	4 

CITY PARCEL 2: 
II)): 	0 
2412: 	14 
3RD: 	2 

TOTAL: 	IS 

CITY PARCEL TOTAL: 20 

DENSITY 
ITS AT CITY PARCEL I 

,4tLI1Tt.PABn12JJ 
ATCOUNTY PARCEL 

CITY PARCEL PARKING REQUIRED: 
2.O SPA CTSYJIIIT 	 45 
GUEST. 

 IP’"TOTAL REQUIRES: 	 52 

COUNTY PARCEL PARTING REQUIRED: 
1.0 SPACERIIIIT lIMIT: 	S 
200PACERI2NTUIIII: 	30 
25 RPACSRIG-AD UNIT: 	30 

i112ITLL°i2ThLi 	IL 
TQ]I40E1W) 

k5%McOMP*CToeROvmE 1I 

TOTAl. PARKING IIEDUIERD: lIe 

TOTAL PASSING PROMISES 
SITS PARCEL: 	 04 

TOTAL: 	 $29 

LEOV: 

	

OPEN SPACE (COUNTY PARCEL): 	44119 31 
COMMON OPEN SPACE 15114 P4050,01: 	$1020 UI 

605111  
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DATE 4-1414 

ryy & CoUNrf TIPARCELS  	I 
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TENTATIVE MAP SUBMITTAL FOR: 

PIPPIN APARTMENTS 
by 

MIDPEN PENINSULA 
THE FARM, INC. 

WATSONVILLE, CALIFORNIA 

VICINITY MAP 

CONSULTANTS 
DEVELOPER: 

EROPEN HOUSING 
014 0100 16.0 o. 70* 60.7960,48, CA 16*006 
III Toy IIRI oil VAS 0011740 
COAI001 dM1604 0047600* 

CIVIL FIHOINE005, 

WIII100TA ENGINEERS 
DADS 38,1.11,,.., 5.,l. 21.60.81 0093074 
1312649150014642316744 
CONrAIl 100.04! 110(10 
IO(,611040500008197*OU 

ARCHITECT: 

O,AIIIIN GROUP ARCHITECTURE/PLANNING, 
446506000*404450718*26070*0 *494194 
CONTACT CIlOT OJ’OITOLO*OULOI 
472 51! 0203539731 7706 TM 
..2.I.00J... 0604,30.06048* 

LANDSCAPE ARCHITECT; 

BELLINGER, FOSTER, SIEINMETZ 
474 S,.,IL I*..1. 1.10 251  M.n...,, CA 41010 
CONTACT $11409 09411*0 
94144(9617 

ARCHITECTURAL PROJECT DESCRIPTION 
PIPPIN APARTMENTS PA MIOPSIA HOUSING 

THE #146144 47*9100070 WILL DR A 415109141101 CUT3410ISIIT* PRO1RCT (0001511110013 41411I.STURY 
101101551 AND WILL 01 00515400 SPECIFICALLY TO FIT 01) 1004 OF THE CITY 0901 COUTITY PARCELS, 
1610 SITE 10 LOCATED 64*0 U1.I0100P000TVU AREA OF SANTA COO? COUTIOR JUST 0171510! 100 TIlT 
LIMITS OF THE CITY OF W1110090IL0R, CA 044 A 3.8 53055 ACRE SITE AT *1*10144006CAME, W0000III/IlLR, 
CA 91071.100 P401(105111 CONSISTS 010 24 GROSS ACRE COUNTY PSIICII,A4JO *6409055 ACRE CUTS 
OF WA710SIUILLE 716*051. 

1111 THREE BUILDINGS WILL HAVE 44 TOTAL Of 70907017 IIII 0009T9(tIT UNITS, CONSISTING 0*4ONE (1) 
BEDROOM. 29 IWO Ill BEDROOM, AND II THREE (2)BEDROOM 05116 COMMON SPACES 60(1004445 44 
IIULTIPURPOO! 900,6, COMPUTER LOB, LOUNGE AREAS, CLASSROOM SPACE AND STORAGE ARE BEING 
PROVIDED OFFICES FOR PROPER T Y 164404S0IIRNI AND SERVICE 74001009 ARE CR4416444117 LOCATED 09 THE 
090050 FLOOR 10 ALLOW FOR EAST 41(055 AND 015111111010 THE TENANTS, UTILITY, STORAGE AND 
BOITIT1.OATICT ROOMS 490 ALSO 11*0310 40,79 1,90 OFFICES. 05(4 BUILDING MIII AUTO MULTIPLE 
STAIRWELLS 10 RE P11001000 I° ELEVATORS) 04545470447960 WILL INCLUDE 119 STALLS.. 

SSUCCESSFUL ISFILL PROJECT 1100 INS THE 101137*40 CONTEXT OF THE SRI0050RH000 AND SITE SPECIFIC 
P1*10955. TIlE RURAL NEIGITEORII0005 OF 600150400110 HOYT 014 ARCHITECTUFAL CIIUR*CTEM THAT HAS 
ROOTS IN FA0440004 STYLE VOCABULARY. WHILE THEIR CI4APHC7ffA 445 74141011. WEAR ARE 1000401 
CONSISTENT ELEMENTS. THEY ARE PREDOMINANTLY SIIIFLE FORMS WITH CR06040 ,Roor,06cwE5 THAT 
#010160TAO 501494 011014 01 THE 4091 04044093 SIMPLE STOOP THE 119919 900* P0045 6009 AM 
GABLES lASH 111111 114400 SENSE OF SYMMETRY. MATERIALS ARE GENERALLY UP CA 40*00 OAUAATI!44 
0101110 WITH VARIOUS LEVELS OF DETAILING AND 796*4 THAT 40 WHIT! 09* C00100STTSTL 00*6411 COLOR. 
THE PROPOSED 744410011145 A SIMILAR 0010SULANY AND 010905 14410 05 MACYIT0CTRUHC 
00040ATIDT500, 

’111456 ELOlIONIR CAN SUTCOSHYOILY $0517 THE TUNOOMEIITOIU OF "I NEW ARCHITECTURE 85111001(50 
TSIRMSSLASU TO U FRESH E5130PNETATIOH Of FATMU0750 1111410. THIS rOOf-BASED INTERPRETATION 
CAN ENCI400 IIOITEIITS SUCH 45 11971.0 CUBIT FORMS, COURTED 400441 F0I(CI105 1010 LAP 6101111.4400 
WITH MORE EMPHASIS OIL P039 AND COLOR *110115! THAN APPLIED 0014411160 1040 CREATES * 0*0001 
INTEREST IN tOE BUILDINGS 604610 SIIIPLD-YISS THE 0OrAILIIIS IS 40000SIIIOII OF THE I000SS*SCE OF 
0100CIPIG 0101101444 MAIOIOSUIIC! 07041(5 OVER TErRE 

1110 5031040 BUILDINGS ROOT BEEN DESIGNED TO RESPECT TRIO 46010055 AREA 00 THE SITE I 05’ 511440CC 
400 BEEN MAINTAINED 10 NOT IMPEDE WITH THIS RIPARIAN AREA, THE LARGEST BUILDING STOPS WITH THE 
MOOR 450 ECTAISISDI WALLS HAVE ORES ADDED TO P4050904 TOE OPEN SPACE, TERRACED PARKLIKE 
SPACES 550 OSUSOANT L51620C4FITIS HAVE OTTO *00*010007140 TOO YARD EDGES 07100 
0RCTITTECTOEE ArID ADO 5440! TO TAT P09564461017100 OTHER 0*10005 COMMON SPACES. 10600111044 
10 THE OPEl! SPACES LISTED 05040(17137 7(611 901,10 THE OPPOHI!INITYT’U ElIOT 1090 7060410 OUTDOOR 
SPACE 104413,40444 GROUND FLOOR 7011004 DECK 1441 541 ACCESSED DIRECTLY 444054 EACH UNIT. 

x: PIPPIN APARTMENTS 
r’ 	ATKINSON LANE, WATSONVILLE TCA 
LA.7.4 MIDREN PENINSULA THE FARM, INC. 

TABLE OF CONTENTS 
ARCHITECTURAL SHEETS 
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ISO 0 lIE PRO OS 
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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: 

SECTION I 

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 II 

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. 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. 

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. 

8. That the proposed development is consistent with the General Plan/Local Coastal Program 
Land Use Plan. 
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SECTION III 
	 0863 

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. 

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. 

3. 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. 

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. 

5. 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 requirements of this 
chapter. 

SECTION IV 

This ordinance shall become effective 31 days after adoption. 

PASSED AND ADOPTED this 	day of 
County of Santa Cruz by the following vote: 

AYES: 	SUPERVISORS 
NOES: 	SUPERVISORS 
ABSENT: SUPERVISORS 
ABSTAIN: SUPERVISORS 

2009 by the Board of Supervisors of the 

Chairman of the Board of Supervisors 

Attest: 
Clerk of the Board 

APPROVED AS TO FORM: 

County Counsel 

2 	 3? 
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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 

County Entitlements Area 

	

MidPen Housing 	\ \ 	\ 	1 Future Projects, 	
\ 

Affordable Housing 	\ \’ 
Project 	I 

’\ 	
APN 048-221-09 

	

/ 	
Brewington Avenue 
Extension 

Wetland and Buffer Area 	 - 

jAPN04-21-25 \ 

\\

\....::...:.....::::... 

Legend 	 N 

EJ County Entitlements Area 

City ofWatsonville 	 O25 

0864 

3 
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i 	
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vu,j, ,j 
0865 

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 

This 16.8 acre site contains 10.0 useable (developable) acres, 13 acres on APN 048-211-25 and 8.7 
acres on APN 048-221-09, equating to a total development potential on counts parcels of 200 
dwelling units, 26 onAPN 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 VU 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 ELR. 

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 Counts ’s actions on June 9 2009 related to this prolect 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 City of Watsonville. which are considered to have a 
development potential of an additional 20 units that the Settlement Agreement allows to he 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. 

I) 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; 

1 	
3! 
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(iii) 2.5 spaces for three-bedroom unit; and 

(iv) 3.0 spaces per four-bedroom unit. 
	 0866 

(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 133.10.553 (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) Circulat ion  Re uirements. 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-I 
Development ea. An emergency-only access road through APN 019-236-01 (Lamb 
parcel in City) will serve future beth 	Phaselies-2-4 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 
Brewinton 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. 

(c) Roadway Design. The following standards shall apply to roadways on the project site: 

(i) Right-of-Way Width: 

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

� 52 feet for Brewinton 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 bike lane, and 6-foot sidewalk. easisi4ewa44- .king lane ,  
aa4Jike4a4ebe:4nic1cd aifly after removal of the 
buffer) 

20 feet for two-way interior driveways, 

. 12 feet for one-way driveways, and 

� 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. 

(i) 	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 maximum, as 
delineated in Section I.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: 

� Restricting buildings to 28 feet and two stories in height adjacent to existing 
homes located along Atkinson Lane. See Section I.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. 3  (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 

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

� East: 	outside 50-foot wetland buffer 	 0868 

� South: 	10 feet 

(ii) APN 048-221-09, located north and east of the wetlands 

� Phase: I Development Area: 

� 4- North: 15 feet for 2 story structures, 20 feet for 3 story structures 

� 2 

 

West: outside 50’ wetland buffer 

� 	East: outside interim 200’ aicultural 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. 

� 

structures 

2. West: outside 50’ wetland buffer 

otherwise 10 feet 

4. South: 15 feet 

(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 
interpretive signage at the perimeter of the buffer, and the eeCUtiGn- a-f-ehgiee4 
restoratien activities including4e removal of exotic pTant species and est-4 
of native species. No lighting will be placed within the riparian buffer. 

-ci as t--pend. 

protection proerani shall--be--submitted -to the County Plamiig-Dparmtent for 
rcvictv and approval conc.irrcnt with the Level- Vii 
ppiicacn, and should he developed in coisiunction with the Ri-tat 

Enhance ment Plan detailed in Section JX.C. 	13.4 3bg if -such a plan is 
required. 

(ii) 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 sianage under the following conditions: 

� No disturbance is allowed ;thin 	 1ii ; 	-e-- 4,� f the 
mapped wetland.-Ther tln-res 	eftae4vities-req4~ed by Section [-X-O-f 
this PUD. 
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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. 

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 (CDFG) Wildlife (CDFW) 1602 Streambed Alteration 
Agreement, or a statement from the CDFG CDFW that no permit is required 
for the restoration and drainage improvement construction activities to occur 
within the wetland or wetland buffer area. 

(d) Stormwater Management. Consistent with Section IX.G 18 MM 3.8-la and MM 
34�lb� ,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 fbrp~roviding a detailed final drainage plan and analysis demonstrating 
maintenance of the predevelopment 2-year. 2-hour release rate and storaae 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. 	 -he 
construction of a 

PUD afe&-The 
basin shall be- sized appropriately to accommodate run off 

eeateJcf Phase I of the Pt-JD area. The ent 
Aroa shall be responsible for th 

the 2 	 en LfapprnatL r 01 cc rol n.ru cs-st 

(i) Final drainage plans shall include information recardine detailed hvdroloalc 
modelimi: existing facilities: soil and tonoraphic data: erosion control and best 
management practices (BMPs).-  descriptions of,pro posed floodntrol faci hues 
Lo Impact Deelopment (LID) techniques: compliance with waste discharue 
requirements: phasing and implementation: identification of the entiw that is 
responsible for facility design and construction: Clean Water Program  
compliance: and facility maintenance to ensure for lone term vegetation 
maintenance and access. 

(ii) 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 

� Enhancing treatment of off-site flows 

� Providing vegetated swales for water quality treatment 

� 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. 
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(e) Open Space. The open space requirements specified in County Code Section 	0870 
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 13.10.5 80 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. 

(ii) 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. 

(i) 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 landforrns 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 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. 

(viii) Incorporate Best Management Practices (B MPs) 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 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, 
transfomters, 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. 048-1 31-17, 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 aive credence to any amument 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 
jendent 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 encourar:e the development of a Wanner Avenue 
Fxtensinn 

The above paragraph shall not apply to use of APN 019-236-01 for 
secondary access purposes. APN 0i9-23-0l shall not be used for 
primary access to the proiect(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 
CounW entitlements completes the proposed extension of Brewincton 
Avenue up to and includina the roundabout depicted within the County 
Entitlements Area. 

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

7 
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(i) The requirements of Chapter 13.10 relating to distance between structures shall 
not apply. 

(ii) Provide a variety of architectural styles using high quality architectural 	0872 

materials. 

(iii) 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 wails 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. 

(ii) 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. 

S 
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(iv) Structures designed with obvious references to styles or periods should be 
consistent with that style or period. 

0873 
(j) 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. 

(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. 

(i) 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 	$Iep 	ief APN 
048-221-09. 

(i) The interim As applicable, an Agricultural Buffer shall be shown on all plans 
for project(s) located on the- -’e*4-4’-e 	P 
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APN 048-221-09, and irJiai n– non developable land. The on14pnt 

and maintenance of the 
detail under SectionLB;.(l),.bdow. 	 08 74 

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

"Ili ’Iles ihatwi4l-be pennitted in this area are these 
i1ated to the cnsirucion and maintena 	fe-B-ewiaig4en Avenue 
extension, described in fuer detail under Section 1 3(1), be1w.  

(iv) Vegetative barriers or other physical barriers such as .val1.sor feeg 6 to foot 
tall nhall be-i 1al1ed within the nriculturai buffer circa. Such barriers shall be 

no ease shall 
to a! low t 

appropriate 1andscaping- 

The -ewieii- eiue-e-teesieft-If the Brewineton Avenue extension is 
located within the Auricultural 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 he limited to the western roadside 
only until such time as the interim Agricultural Buffer is no longer required. 

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

� The construction and maintenance of the Brewin2ton Avenue extension and 
other infrastructure needed to support the Countyproject(s) authorized by the 
Couniv Entitlements shall be ., ermitted within the AriculturaI Buffer. 

II) 	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, 18.10332, 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) Phasing. ie-e44ai-4ePUD 	 the 	’-i 
. -s1t-apph: Phasing, The PUD area may accommodate multiple development 
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projects. The development area consists onl y  of the County Entitlement Area parcels and 
does not include parcels that comp rise a possible future City Specific Plan Area, as follows: 

County Entitlements Area 

048-211-25 (MidPen County Parcel) 

048-221-09 (Lamb County Parcel) 

01 9-226-42 (MidPen City Parcel) 

019-236-01 (Lamb City P arce l*) 

* emertiency access only) 

Specific Plan Area 

048-251-09 

048-231-18 

048-231-01 

048-2- 1 1-17 

019-226-43 

019-226-44 

0875 

.2)  Phase 2, as t:hovn on Exhibit A,halI-e 	4ui1-inedination with City aetions to 
of the adjacent l tni to the 	y4 Vase+wi44e 

1) An emergency access point off of Atkinson Lane will be required, through AP 019-236- 
01, for the development of APN 048-221-09. This emergency access may be abandoned 
at such time as Bre; Inglon Lane is connected to Atkinson Lane 	4-t+-an4 
dcvclopmcnt of the 3djaccnt pr s-e4he--east by the City of Woton;4i4e. 

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.K 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 retoricn shall be shared between the 
two parcels. 

4) 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 tzreatest 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 proi ects. te,qy and/or its development panei )jviilpursue all available 
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fiindinzopothtie. including funds from the Farm Bureau or its affiliates for farm worker 
housing. County staff shall confer with the Farm Bureau 	 its 	Wttwer & 
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 048-211-1;. 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. 

C) Financial Liability 
	 0876 

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. 

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 1II.A. and IILB. 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 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 
discussed in the 2014 EIR Addendum. 
inipro; emcnt identified in Section IX of this PU) 

(b) Inpc4-4 	tie-epti on of the Chi.] 	e4’ pact fee, 
County in truat for finurc off aite improvements in the area. 

i3 TT-es-hnil be provided to tho Ch’ to address the project’s fair-shaf-ef-ee+ 
fe-rafflc improvements within the City Urn its, as required by the-4R. 

(ii) Park impaci 

t- } 	---ardinz Drainage inopact fce;. th B e, ar4 of the Zone 7\ Hood Coi.c4-ati 
\ 1r C’ t’ a 	-’ ii) 	1L 1  sNall, 	on 
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City ofW or1ffl-wi-thin I or of Level VllDi-i-Re4ewpial�-ef-th 
4ist-prjc4o+4e44t-e-4ep-a-c-c+zt sharing mthd for –stribulion ef 
the Drahiane Impact Fees between the County and the G, -4a-the-c-entext of 
petenti.al teHn-tO the City cfWatonvil?e. 

F) Financing 	 0877 

1) The County and City shall develop a financing mechanism such as a Municipal Services 
Mitigation Payment. PILOT, 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 IXJ 	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. 

(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 Pament requirement as a condition of approval Payment In Lieu -of 

agraii 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 he 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. 

4_) 	 0878 

u 1 mine 4-H4e-Piannin 1Z  
rN ew at the time of the Ert project 
LB.3c(i) of this PUD. 

All future development on the site shall comply with the requirements and mitigations 
established by the BIR 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 ILC..l. 

(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: 

� 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 
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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. 

� 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.K.3.13 MM 3.13-1 Ia and h. 
3.13 11. 

(ii) 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.l.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.L 4.0 MM 4-3 5  
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.F 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 PWIJD 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.F- 33 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. 

15 	 87 
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If the project includes a Map, the following requirements shall be met prior to the final 
filing: 	 0880 

A) Drainage. Final engineered drainage details shall be submitted to the County Planning and 
Public Works departments for both on and off-site drainagework.-g--j’s--fehe 
ll11h4eieia4eteimo9 ha1n de,5 i  aned th 3 1-, ffiC1.nIL cpa4-4e addres ti 
diae4e4e4v the HR and included in Section IX of this PUT). Drainage 
from road improvements shall be filtered and released into the new drainage system. A 
Construction Activities Stormwater General National Pollution Discharge Elimination 
System (NIPDES) 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 	MM 3.8-la 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 P\VUD-approved 
language on maintenance responsibilities. 

1) The applicant shall provide a copy of the CC&Rs to the PWEJD 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, N PDES) 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 lieu fees shall be paid as described in a 2014 executed 
Atkinson Memorandum of Understandinz between the County of Santa Cruz and the Citvof 
Watsonville, and as discussed in the 2014 FIR Addendum. 

1 	Park dedication in ’lieu, feehall bejii44r-each dwel1in ’nit. The 	4.n4*et-the 
ef filing of a Fa1 	" 47 a1 	4-1 e 
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2 Unl ess otber.ve satislied by inectina the 	 Chaptrr I504-c 
its succeor ordmane, Child Care Development fees hall� he p-aid$er-eee4 dwelling 

itees4-eff-at-the4ie-effiling of a Final Map, if app cab1e4a44-be-paid. 

3)

 

THi_Ve4Etie ,  	 kes shall be paid for 
at the urne of filing of a Final Map, ifapphcaHe, Shall be paid, 	 0881 

4) Roadside improvement fees 	 be pa 	�w414ig-T-he--fees in cffe�+a-4ae 
tim.e of filing ofa Final Map, if app.licab1chall be paid. 

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 	MM 3.8-Ia 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 andior 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 he ased on the net u-in impervious area due to the dcv4em 

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 	MM 3.2-2c and Section LX.F 37 MM 3.7-10 
have been recorded in the official records of the County Recorder. 

E) All applicable impact in lieu fees shall be paid as described in a 2014 executed Atkinson 
Memorandum of Understandina between the County of Santa Cruz and the City of 
Watsonville. and as discussed in the 2014 EIR Addendum. All applicable impact in lie u fees 
shall be paid p rior 4o_j 	 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 
Transportation improvement fees shall be paid for each dwelling unit. The fees in effect 
at the time of building permit issuance shall be paid. Aredit maybe alJowed4 
IIAStJlOtJOfl of m1po e1iie is off 5iie that are part of the Capial impro\ ertent Pro-gr-a--e 
utherv ise requited by the condaions of this PUD. 

4 Roadside improvement fees shall be paid for each dwelling unit. The fees in effect at the 
time of building permit issuance shall be paid. A credit may be allowed for insi all ation-ef 
improvements off site that are part of the Capital improvement Program or otherwise 

�Fair share ori;mpuct fees toward road improvements required by Section [X.K-of-ths 
P4D shall be paid by the developer at the time of Building Permit issuance, and 
between the County and the Cit’ of\k at on tile in accodiice with the ccnditieis-ef 
Section V.P. F. of this PUD- 

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. 

F) 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 recommendations 
have been incorporated into the project plans, particularly the requirements of Section 
IX.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 Utilities 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 to any site disturbance or physical construction on the subject property the following 
condition shall be met: 

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 wading 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.G 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 D(.D 15 MM 3.5-1 a and 3.5-
1c 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 IXJ- 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 davit 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 complaints and take remedial action, if necessary, 
within 24 hours of receipt of the complaint or inquiry. 	 0,884 

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 DC of this PUD consist of the updated mitication 
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) 

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 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 FIR and 
EIR Addendum for actions on the current MidPen projects, and the County would 
expect to rely on the FIR and FIR Addendum for actions on future projects within the 
County Entitlements Area; and 

WHEREAS, because the Mid Pen 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 FIR for affordable rental housing projects will be made by MidPen to the 
City for the Phase la 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 therefbre 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 ic 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 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 $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/Wagner Avenue to be installed in the future by 

[q;II. 
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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-ha 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. 

b. 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. 

c. 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 
iii. 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 MaurieUo 

Watsonville City Manager 	 CujPins.tator 

Approved as to Form 	 -ppçoved as9/Form - 

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 Bureau"), the County of Santa 

Cruz ("County"), and the City of Watsonville ("City"). The foregoing shall be refened 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 Cruz 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 21008, ci 

seq.). The Project analyzed in the EJR 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 lands 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 EJR, the County’s actions on or about June 9, 2809 included, 

inter al/a, the following: (1) approval of a PtJD 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 048-211-25 and APN 048-221-09 to RM-2-R, for properties located 

within the unincorporated portions of Santa Cruz 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 environmental review for both the County 

Entitlements and also the environmental review of a proposed future Specific Plan and potential 

annexation to he considered by the City at a future time. The actions taken by the County as 

described in Recital B and F above are hereinafter referred to as the "County Approvals," which 

include the County Entitlements and certification of the EJR. 

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 named 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 
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Parties, on or about September 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 FIR, and the County’s approval of the County Entitlements. In its Petition, 

the Farm Bureau 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 all of 

its actions taken on the basis of the FIR. Farm Bureau alleged, inter alia, that that evaluation 

and analysis was inadequate and that the County failed to proceed in a manner required by law. 

I. 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 completely to resolve any and all of the disputes between 

the Parties relating to Case No. CV 164486, including but not limited to the County’s action(s) 

on the County Approvals, and County and City’s compliance with CEQA. 

TERMS OF AGREKIMEE  

Accordingly, in consideration of the mutual promises contained herein, the Parties agree 

as follows: 

The County will pay to Farm Bureau, through its attorneys 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, LL?, 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") 
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The County may accomplish the Modification to the Approvals by using, including but not 

limited to, the following mechanisms: minor modification of the County Entitlements as 

authorized 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 or its affiliates for farm worker housing. In addition, 

the County staff will confer with the Farm Bureau through its attorneys Wittwer 

& Parkin LLP about the Farm Bureau’s available funding prior to considering an 

application to the County for a development proposal on APN 048-221-09 and 

APN 048-221-25. 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 

048-221-09 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 048-221-25 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. 

b) 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 to be incorporated into the city limits of the City 

of Watsonville covered by the Specific Plan as contemplated in the FIR, 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. The County further agrees that all 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 authorized by the 

County Entitlements consistent with the FIR 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 Figure 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 County from constructing or approving any road or 

utility stub outs that can be easily used for future development.) 

c) County shall impose conditions through Modifications to the Approvals to ensure 

that the agricultural buffer established as part of the County Entitlements will not 

be used for public recreation, park purposes, trails, picnic areas, 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. 

d) The Modifications to the Approvals shall require a 1.2 gallon 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 shall 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 

6 
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and inspection costs in accordance with any procedures for implementing this 

program. Nothing herein prevents the Farm Bureau 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 provide that it shall be the 

policy of County that prime agricultural lands and lands that are economically productive when 

used for agriculture shall 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 riot or was 

not anyCounty-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 APNNo. 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 

162 	 a? 



MOM 

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 to 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 development 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 all 

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 to: (1) the approximately 1.3 acre piece of land already within the City of Watsonville 

(APN No.: 019-226-042) 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. 019-236-001). 

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 after 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 Modifications to the Approvals as 

specified in Paragraph 2, then consideration of Case Number CV 164486 shall be placed back on 

the Court’s calendar for consideration of the merits of the case, and in the event Farm Bureau 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, disposes, and forever discharges each and every other party,’ 

including its officers, managers, partners, directors, board of supervisors, city council, trustees, 

agents, employees, representatives, attorneys, insurers, departments, divisions, subdivisions, 

sections, offices, successors and assigns, and each of them, from any and all claims, complaints, 

demands, causes of action, obligations, damages, costs, expenses, liens, attorneys’ 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. This release applies to all of the events and/or actions 

alleged to have occurred in the Petition and to any cause of action or claim in any forum based 

on such allegations. In addition, Farm Bureau waives its right 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 to serve the project authorized by the County Entitlements; and (3) City 

approval of a development project on APN 819-226-42 that is consistent with the County 

Approvals. Except as provided herein, nothing herein prohibits Farm Bureau from: (1) 

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 
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Agreement; (2) any future City approval, except as provided herein; (3) enforcing the terms 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 entities 

mentioned in the previous paragraph as to the facts and circumstances concerning the claims set 

forth in the Petition, and expressly waives its rights under Civil Code section 1542 as to all 

claims arising out of the operative facts which form the basis for the Petition. Section 1542 reads 

as follows: 

A general release does not etend 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 claims and by executing this 

Agreement no party admits any wrongdoing, liability 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. 
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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. 

11 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 to 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 he 

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 Paragraph 1, above, it is filly and solely 

responsible for satisfaction of any and all liens 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, hoard of supervisors, city council, trustees, agents, employees, 

representatives, attorneys, insurers, departments, divisions, subdivisions, sections, offices, and 

each of them from any and all claims for reimbursement and,/or subrogation related to any of the 

claims alleged in its Petition up to the time of its dismissal. 
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20. Al] Partie§ 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 basic 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 the 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 they 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:  

re6i2’Jrrt 

DATED; N  Iq) 	 COUNTY OF SANTA CRUZ 

4  (it 4 V.  

Its: Chair, Board of Supervisors 
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DATED: 
	

CITY OF WATSO 

By: 	/ 
Its: Mayor, City Counc 

Approved as to form: 

DATED: 	(IoIu 
	JS--tant County Counsel 

Attorney for the County of Santa Cruz 

Approved as to form: 

CityAttoriz�y\/ I 
Attorney/or tiI çi of Watsonville 

EXHIBIT "A"; Map of City/County Project 

EXHIBIT "B": Depiction of Secondary Access for County Project 
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ATKINSON LANE SPECIFIC PLAN & P1)0 EIR 
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COUNTY OF SANTA CRUZ 

PLANNING DEPARTMENT 
701 OCEAN STFET 4Th  FLOOR, SANTA CRUZ, CA 95060 

(831) 454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123 
TOM BURNS, PLANNING DIRECTOR 

June 1,2007 	 APFROVW AND 

Board of Supervisors COW 

County of Santa Cruz St- 

701 Ocean Street 	
x-& U=_ 

Santa Cruz, CA 95060 Ry 

AGENDA DATE: June 12,2007 

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 
minimum of 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 
report is to give you an update on the status of the parcel-specific rezoning efforts. 

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; 

� Working with land owners to obtain authority to access the sites; 
� Developing technical information to 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. 

In the intervening months much work 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. It is 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 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 interfering with 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 representatives to 
explore whether an approach would be developed for proceeding the rezoning 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, including the portion 
proposed for rezonhing 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-term development of this 
important site. The City will also be considering the MOU at their meeting on 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. Direct the Planning Director to report back, as appropriate, as efforts proceed on the 
Atkinson Lane project. 

S incer.L 
	

RECOMMENDED: 
( 

	

2.. 

Tom Burr., 	 Susan A. Mauriello 
�Fning Director 
	

County Administrative Officer 

173 



Atkinson Lane Housing MOU 
Board of Supervisors Agenda: June 12,2007 	 cii 1 
Page No.3 

Attachments: 
1. Proposed MOU 
2. List of Candidate Rezoning Sites 

CC. 	City of Watsonville - City Manager 
Atkinson Site landowners 
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ATKINSON LANE MEMORANDUM OF UNDERSTANDING 	 b2 

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 referred to 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 referred to as "Site", and specifically 
designates the property for residential development for up to 600 units with a minimum 
of 50 percent of 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, prior to 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 prior to 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 higherdensity residential uses (20 unitslacre)in order 
to comply with requirements of its Housing Element and 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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WI-I EREAS, 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% affordable 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 remairiderwould be permitted by the City and developed in a future 
annexation area within the City, hereafter referred to as the "City Expansion Area"; and 

WHEREAS, such a joint 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 infrastructure to 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 project on the Site. 

NOW, THEREFORE, in consideration of the mutual promises and conditions 
contained herein, the Parties agree to the following: 

Atkinson Lane Development Plan 

a. City and County agree to work together in the development of an overall 
development plan for the site (hereafter referred to 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 to serve the area; thorough identification and financing 
of required infrastructure to 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 requirements imposed 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 
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address its projected needs for the next housing element cycle (as called 
0914 

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 not to exceed a totalof 
600 residential units. 

(2) The County Site, comprising approximately 16 gross acres of 
land area, is proposed to 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 goat of 80% 
of the units being deed restricted with long-term affordability 
covenants. Affordability is to be based upon County ordinance 
provisions, but using Watsonvifle’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 Plan is to be developed with input from a wide range of 
community interests to ensure that the future development 
addresses diverse, long-term community needs, while 
integrating with the surrounding neighborhood. 

(5) Environmental impacts are to be thoroughly addressed in an 
Environmental Impact Report (El R), 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 infrastructure to serve the Plan area 
and surrounding neighborhood. 

C. 	The development of the Plan will 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). It is understood 
that the TAG 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 Plan will include separate 
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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 implementation within the City will, at a minimum, meet the 
Measure U and General Plan requirement for a Specific Plan. The portion 
developed for implementation within 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 

e. 	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 (REP), 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 preparing the Plan. 

g. 	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 
provided to the City periodically during the planning process, based on 
invoices for completed work. 

ft 	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 environmental impacts, an Environmental Impact Report (EIR) 
will be prepared to 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. 

b. County will assume the role of lead agency for the EIR, including 
preparation of the initial study, conducting a seoping meeting in 
Watsonville, circulating Request for Proposals (RFP), and other related 
administrative work. The City and County agree, however, that any major 
decisions on the EIR process must be mutually agreed upon, including the 
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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 participation element of the 	0916 

process. Staff from both the City and County will work together to achieve 
agreement on these issues. 

C. 	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 preparing the EIR. 

d. The City agrees to fund 50% of the consultant’s cost of preparing the 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 completed work. 

e. The County agrees to initiate the RFP process as early as practical in the 
planning process, in consultation with City staff. City and County staff will 
jointly agree to a timeline for guiding development of the EIR process. 

I. 	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. 

2. 	Master Plan Implementation and E[R Certification 

a. As the lead agency on the EIR, the Countywifl be the initial entity to certify 
the EIR, once a final document has been produced. 

b. 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 Expansion Area. 

C. 	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 ExpansionArea - in a manner consistent with the Plan and 
EIR. 

d. 	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 benefit the portions of 
the Site to be independently developed under the City and County. 
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Disposition of development impact fees 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 environmental impacts, 

e. City and County agree that cost-sharing or other approved mechanism is 
to be on a per unit basis, proportionate to the numberof units within each 
respective area (County Site and City Expansion Area) except as 
otherwise mutually agreed upon by the City and County. 

f. 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 El R, to meet and confer on how best to 
approach such lawsuits and share the costs for such litigation. 

3. 	Development on 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 048-211-25 & 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. 

b. 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. 

C. 	City agrees to provide "wilt 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. 

d. 	In the event that the Plan, El R, 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 cycle, 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, 
consistent with Measure U. Furthermore, the City and County agree that 
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ultimate annexation of the Site is in the interest of both parties. However it 
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 	0918 

Agreement lays out the process for proceeding with development of the 
Site, in the event that such annexation is ultimately approved by LAFCO. 

b. 	City, consistentwith the requirements of Measure U and the General Plan, 
plans to adopt a Specific Plan for the City Expansion Area. City agrees to 
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 Expansion Area towards its next "fair 
share" housing requirements from the next Housing Element cycle. The 
County agrees to support the City in counting 100% of the development 
capacity of the City Expansion Area parcels. 

d. City agrees to pursue  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 process the annexation in two phases, and 
to 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 
not take place until the County has completed financing for the project (if 
any) and inspections and signoff of all building permits for development 
projects within the County Site. In the 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 I, 
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-withdrawing party. The 
withdrawing party shall be responsible for its pro-rata share of all costs resulting from 
the obligations incurred pursuant to this MOU prior to the date of withdrawal. By 
executing this MOU, County and City confirm that the provisions of this MOU 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 
:5 executed by duly authorized representatives of the City and County; This MOU sets 
forth the understanding among the parties hereto as to the subject matter set forth 
herein This MOU will be governed by and construed, enforced and performed in 
accordance with the law of the State of California. 

The parties agree to the provisions of this MOU by having their authorized agents sign 
below 

CarIes -4Y PaIacs 
	

Susan aurieUo 
City Manager 
	

County Administrator 

Approved as to Form 
	

Apcovedsto orm 
City Attorney 
	

County Counsel 

Attest: 

ot&ttki JL&L 
City Clerk 	

() 
yv 
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A14CME1 2 
Sites Designated for Rezoning to �R Combining Zone District 

Site Name APN j Street Address I Supervisorial District AcreaQe 
7t Avenue 026-211-19 1175-12557" Avenue 3-Coonerty 3.1 

026-211-20 
026-211-22 
026-211-26  

Ni 2 h 029-021-47 5940 Soguel Ave 1 - Beautz 5. 0 
Errach 037-101-02 3250-3  )420  1-Beautz 5.1 

037-061-66 Lane 
037-061-04  

Atlee 037-161-15 3085 Porter Gulch Rd 2 - Pine 3.8 
Miller 039-471-09 1 7839 SoQuel Drive #A 2 -Pine 2.1 
Minto - 051-511-35 Minto Road 4 - Campos 4.41 
Atkinson 048-211-25 56 Atkinson Lane 4- Campos 10.0 

048-221-09  
TOTAL 132.71 

No 
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ATTACHMENT 

BEFORE THE BOARD OF SUPERVISORS OF THE 
COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA 

RESOLUTIONNO. 154-2009 

On the motion of Supervisor: 	P 1 r I e 

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 independentjudgment 
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 day of 	June 	,2009 by the following vote: 

AYES: 	SUPERVISORS 	Leopold, Pine, Stone, and Coonerty 

NOES: 	SUPERVISORS None 
ABSENT: SUPERVISORS None 

ABSTAIN: SUPERVISORS Campos 	 NEAL COONERTY 
Chairperson 

ATTEST: TESSFIIZGERALD 
Clerk of the Board 

APPROVED AS TO FORM: 

County Counse 

Cc: 	County Counsel 
Planning Department  

COUNTY OF SANTA CRUZ 
I, SUSAN A. MALWkIELLO, County Adnistratve 
Officer 4nd e-ef*co Cthc of the Board of Supee 
vtors of the County of Santa Cnxz. State of 
California do hereby certify that the foregoing s 
it Vue and correct copy of the resokdion ped 
and adopted by and entered in the minutes of the 

set my hand &d 
Boyd on  

SUSANA/M 
Admr(eve ow er. 

  Lily 
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BEFORE THE BOARD OF SUPERVISORS OF THE 	 93 
COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA" 

RESOLUTION NO. 155-2009 

On the motion of Supervisor: Pine 

Duly seconded by Supervisor: Leopold 
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 ftiifihi 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 identi’ 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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WHEREAS, the Findings for a Riparian Exception to reduce the required ’’et1and 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 
Genera! 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- 
21 1-25 and 048-221-09 from Residential, Urban Low Density to Residential, Urban High Density and 
Urban Open Space, the Planned Unit Development Permit, Development Permit, Riparian 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. 

PA 
this 	9th 

AYES: 
NOES: 
ABSENT: 
ABSTA[N: 

;SED AND ADOPT 
day of 	June 

SUPERVISORS 
SUPERVISORS 
SUPERVISORS 
SUPERVISORS 

D by the Board of Supervisors of the county of Santa Cruz, California, 
,2009 by the following vote: 

Leopold, Pine, Stone and Coonerty 
None 
None 
Campos 

NEAL COON ERTY 
Chairperson 

ATTEST: 
TESS F1ZGERALD 

Clerk of the Board 

APPROVED AS TO FORM: 

STATOF CALIFORMA 
COUNT’ CF SANTA CRUZ ) 

I. SUSAN A. MAUIELL0, County Admtt 
Officer and ex-thco Clerk of the Board of Super 
visors of the County ct Santa Cruz State of 
California do hereby certify that the foregoing I 
a true and correct copy of the resOtuffon passed 
and adopted by and enlered in the minutes of the 
said board. In witness whereof I have hereunto 
set my hand --zpd affixed the seal of the said 
Bowdon tj7J  

SUSAN MAURIELt.O. county 

By 

Cc: 	County Counsel 
Planning Department 

31 	.0 
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ATTACHMENT 5 
ORDINANCE NO. 5047 

ORDINANCE AMENDING CHAPTER 13.10 
OF THE SANTA CRUZ COUNTY CODE 

CHANGING APNS 048-211-25 AND 048-221-09 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: 

SECTION I 

The Board of Supervisors finds that the public convenience, necessity and general 
welfare require the amendment of the County Zoning Regulations to implement the 
policies of the County General Plan regarding the property listed in Section III of this 
ordinance; finds that the zoning established herein is consistent with all elements of the 
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. 

SECTION II 

The Board of Supervisors hereby adopts the recommendations of the Planning 
Commission for the Zoning Plan Amendment as described in Section III, and adopts their 
findings in support thereof without modification as set forth below: 

The proposed zone district will allow a density of development and types of 
uses which is consistentwith the objectives and land 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. 

SECTION 111 

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 

2 

 New Zoning 

048-211-25 R- 1-6 RM-2-R, PR 

3 048-22109 R- 1-6 RM-2-R, PR 

SECTION IV 

PASSED AND ADOPTED by the Board of Supervisors of the County of Santa Cruz this 
day of 	 ,2009, by the following vote: 

AYES: 	SUPERVISORS 	Pine, Leopold, Stone and Coonerty 
NOES: 	SUPERVISORS 	None 

ABSENT: SUPERVISORS 	None 

ABSTAIN: SUPERVISORS 	Campos 

NEAL COON ERTY 
CHAIRPERSON, BOARD OF SUPERVISORS 

ATTEST: 	 11 ZGERALD 
Clerk of the Board 

APPROVED AS TO FOF1: 	 I;!� 
1gthity Counsel 

Copies to: 
	

Planning 
County Counsel 
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Atkinson PUD 
	 11MIIJ 

5/26/2009 
ORDINANCE NO. 5048 

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: 

SECTION I 

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 If 

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. 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. 

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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0931 

8. That the proposed development is consistent with the General Plan!Loal Coastal Program 
Land Use Plan. 

SECTION III 

The Board of Supervisors hereby adopts the recommendations of the Planning Commission for the 
Development Permit as described in Section 1, and adopts their findings in support thereof without 
modification as set forth below: 

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. 

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. 

3. 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. 

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. 

5. 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 developmentproect 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 9th day of June 	2009 by the Board of Supervisors of the 
County of Santa Cruz by the following vote: 

AYES: 	SUPERVISORS Pine, Leopold, Stone and Coonerty 

NOES: 	SUPERVISORS NOfl 

ABSENT: 	SUPERVISORS None 

ABSTAIN: SUPERVISORS Campos 

2 
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Atkinson PUD 
5/26/2009 

NEAL COONERTV 	 0932 
Chairman of the Board of Supervisors 

Attest: _IESS_FE[ZGERALD 
Clerk of the Board 

TE 
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NEIGHBORHOOD MEETING NOTICE 

MidPen Housing Corporation invites you to a public forum regarding Pippin Apartments, 
a new 46-unit residential community located at 56 Atkinson Lane, Watsonville. The 
purpose of the meeting is to provide you with information on the design of the project 
prior to our submission of our application 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: 	I.S.T.W. Portuguese Hall 
124 Atkinson lane 
Watsonville, CA 95076 

When: 	Thursday, August 29th  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 
(ciwqga@midaen-housinq.orQ) or Kate Smith at (831) 707-2131 (ksmith@midoen-
housing.orp). 

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 espaæol, par favor comuniquese con Carlos Jurado al (831) 707-
2138. TraducciOn en espaæol serÆ disponible durante la Junta si es necesario. 

JAMidPen   
P 	H 0 U S I N S 

iI 
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MEMO: 

To: 	Kathy Previsich - Santa Cruz County Planning Dept 
Alice Daly - Santa Cruz County Planning Dept. 

From: 	Cynthia Iwanaga and Kate Smith - MidPen Housing 

Date: 	September 5, 2013 

RE: 	Report -- Pippin Neighborhood Mtg -- August 29th  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 29Th 2013 in connection to the Pippin Project. This report provides a 
summary result of the neighborhood meeting. 

PROJECT SUMMARY 
Name: 	Pippin ("Project") 

Location: 	56 Atkinson Lane, Watsonville ("Property) 

Description: 	46-unit rental community for low-income families 

NEIGHBORHOOD MEETING SUMMARY 
Date/Time: August 29Th  2013, 5:00 - 7:30 p.m. 

Location: ISTW Portuguese Hail, Watsonville 

Distribution: Meeting notification flyer, mailed to 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 consultants 

Mtg Format: Neighborhood meeting was held in the ISTW Portuguese Hall. The 
meeting was a town hail format, with tables set up around the hall for 
MidRen Property Management, MidPen Resident Services, and the 
Pippin design team which consists of the architect, landscape architect, 
and civil engineer. Neighbors walked around the hail and spoke with 
staff and consultants at each table where they were given informational 
handouts and any questions were answered. 

Materials Used: Picture Boards, Handouts 

v  37 	
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MidPen  ’ 	Ho USING 

Pippin Apartments 	 0935 

..-.-- _�__.: 	*g 

Pippin Apartments is a 46-unit family apartment complex affordable to very-low income 
and ow-income families with six units set aside for residents with special needs. Up to 
26 units may be set aside for farm worker families if funding is available. 

Bedroom Type 	Number of Units 	Est. Rent Range 	Est. Income Ran ge J 
1 Bedroom 	 3 $441 -$788 	 $24,990 to $41,650 

1 2 Bedroom 	 29 	 $5274944 	 $29,970 to $49,950 I 
3 Bedroom 	 11 4 	 $607-$1,088 	$34,410 to $57,350 

There will be 119 parking spaces for the 46 apartments, in compliance with City and 
Cbunty standards. 

Amenities include a tot lot, open space lawn area, community garden beds, 
community room and kitchen, and after-school classroom. 
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JPIP1Housl N  

Questions from Neighborhood Meeting: 
	 0936 

1. Is there capacity in the existing schools to accommodate the children from 
Pippin Lane? 

MidPen staff met with the Pajaro Valley Unified School District to 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 at this school. 

2. How will the residents fit into the neighborhood? Will there be overcrowding in 
the units? Will they take care of the property? 

Mid Pen Housing owns and manages all of the apartments we build through 
Mid Pen Property Management Corporation, an affiliated management 
company. Every prospective resident is screened for credit, landlord references 
and criminal background. MidPen Properly Management follows strict 
occupancy limits 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 a 
management office on site during the day and a resident manager who will live 
at the property and be available after business hours. Mid Pen 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, Elkhorn 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. 

3. Will residents fake up our street parking on Atkinson Lane? 

37 

There will be 119 parking spaces on site for the 46 units which complies with 
County and City parking requirements. Depending upon apartment 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 Atkinson Lane. 
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4. Why aren’t you building single family homes on this property? 	
0937 

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. 

5. 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. 

6. Will local residents have a preference to live at Pippin Apartments? 

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. 

7. Will this project bring construction jobs to Watsonville residents? 

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. 

8. 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 to 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 traffic at the end of each work day. 

9. 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 traffic 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 to be 
installed at this time, but the project will be required to pay traffic impact fees to 
help fund the installation of future traffic improvements as required by the EIR. 
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If you have any questions, please contact Cynthia Iwanago at (831) 707-2143 	
0938 

(dwanaaa@midoen-housinQ.org ) or Kate Smith at (831) 707-2131 (ksmith@mden-
housing.org ). 

Si tiene pregunfas en espaæol, par favor comunIquese con Carlos Jurado al (831) 707-
2138. 

ATTACHMENTS 

1. Notification Flyer 

2. Flyer Distribution Lists 

3. Meeting Presentation Materials 

4. Meeting Attendance List 
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GUTIERREZ ERNESTO & MARIA DOLO 
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WATSONVILLE CA 95076 
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NEC RETE EFRAJN HIWJT ETAL 
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ROCHA ESThER TRUSTEES 

1210 NATALIE LW 
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01922625 	 00 
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WATSONVILLE CA 95076 
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01922828 	 00 
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90 ARISTA LW 
WATSONVILLE CA 95076 

01922630 	 00 
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62 ARISTA CT 
WATSONVILLE CA 95076 
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CHOATE CALDONIA GIBSON TRUSTEE Resident 

88 ATKINSON LW 62 ARISTA CT 
WATSONVILLE CA 95079 WATSONVILLE CA 95076 

01926211 	 00 01922636 	 1  

00910 MICHAEL R & MARGARET B Resident 

53 ATKINSON LW 50 ARISTA CT C 
WATSONVILLE CA 9507$ WATSONVILLE CA 95076 

01926221 	 00 01922636 

FERREIRA JOEL & CATIA HAN JT Resident 

51 ATKINSON LW 50 ARJSTA CT #N 
WATSONVILLE CA 95078 WATSONVILLE CA 95076 

01926222 	 00 01922836 	 15 

RIVERA REINA 91W AS JT ETAL Resident 

49ATKINSON LN 50 ARISTA CT #0 
WATSONVILLE CA 95076 WATSONVILLE CA 95076 
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47 ATKINSON LN 50ARISTACTP 
WATSONVILLE CA 95076 WATSONVILLE CA 95076 

01991101 	 00 01922536 	 15 

INDEPENDENCE SQUARE HOUSING CO Resident 
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Resident 
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01923612 	 00 
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01923613 	 00 
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104 ATKINSON LN 
WATSONVILLE CA 95075 

01922633 	 IR 

Resident 

70 ARISTA CT 
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Resident 

66 ARISTA CT 
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01922638 	 15 

Resident 

50 ARISTA CT #1 
WATSONVILLE CA 96076 

01922636 	 IS 

Resident 

50 ARISTA CT #! 
WATSONVILLE CA 95076 
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Resident 

50 ARSTA CT #H 
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Resident 

53 ARSTA CT #F 
WATSONVILLE CA 95076 
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Resident 

50 AISTA CT #M 
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Resident 
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Resident 
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Resident 
50 ARISTA CT #L 
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Resident 
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Resident 
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Resident 

78 ATKINSON LW 
WATSONVILLE CA 95076 
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Resider 
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WATSONVILLE CA 95076 
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Pacific Gas and 
EJec&icCompany Dennis Ben 

Land Agent 
Land Management 0943 

831-784-3526 (Office) 
	

356 E Alisa! St. 
DBB6pge.com 
	

Salinas, CA 93901 

February 14, 2814 

Mr. Robert Loveland 
County of Santa Cruz Planning Department 
701 Ocean Street, 4’ Floor 
Santa Cruz, CA 95060 

	

Re: 	Pippin Apartments 
Application 1#131265; 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 letter 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 hesitate to call me at (831) 784-3526. 

	

,_Sincerely, 	-.-. 	 - 

\ (T- 

Dennis Ben 
Land Agent 
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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 

KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR 

0944 

SUBJECT: 	MITIGATION OF TRAFFIC IMPACTS FOR ATKINSON PUD 

TO: 	MEMO TO FILE 

FROM: 	KATHY PREVISICI4, PLANNING DIRECTOR 

DATE: 	APRIL 14, 2014 

(c1{.iJJI ,] 

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 (E1R), 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 

I 
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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 (tap 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 la" is the current 46-unit MidPen project, and "Phase ib" 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 la 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 
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Project-Level Requirements of Applicant. The MM 3.13-1a 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 $664 is a correction of an earlier $603 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 those 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. 

3 
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Samantha Haschert 	 0949 

From: 	 Melodye Serino 
Sent: 	 Friday, April 11, 2014 4:48 PM 
To: 	 Jimmy Moresco’ 
Cc: 	 Kasey Kolassa; John Presleigh; Samantha Haschert; Julie Conway; 

’steve, palmisanoctyofwatsonviUe.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. This is 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 olAdrnhiistrative Services 
Department of Public Works 
831-454-2378 

P3 7  
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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 0 19-226-42, 
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 
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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 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 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 

EX H I Bi- 
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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 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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AYES: COMMISSIONERS 
NOES: COMMISSIONERS 
ABSENT: COMMISSIONERS 
ABSTAIN: COMMISSIONERS 

Guth, Hemard, Shepherd, Garcia and Dann 
None 

None 

None 

ATTACHMENT 4 
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 45048. 
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: 

ATTEST: 	/ 

Ken Hart, Secretary 

ERMfir, 
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County of Santa Cruz 

Planning Commission Minutes 	 0954 
Planning Department, 701 Ocean Street, Suite 400, Santa Cruz, CA 9060 

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. 

2. Additions and Corrections to Agenda 

3. Declaration of Ex Parte Communications 

4. Oral Communications 

CONSENT ITEMS 

5. 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 

6. 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 

7. 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 

8. 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 

9. 111131 	4740 Soquel Drive, Soquel 
4700 Soquel Drive, Soquel 
No Situs Address, Soquel 
No Situs Address, Soquel 
No Situs Address, Soquel 
No Situs Address, Soquel 
No Situs Address, Soquel 

APN5: 030-153-24 
030-153-07 
030-153-10 
030-153-30 
030-153-31 
030-153-98 
030-153-99 



ATTACHMENT 5 
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.13.7. 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. 

W~ 
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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 

1 
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0958 
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 
Mid Pen 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 la project, which is to be paid by the time of building permit issuance. 

2 
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0959 

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 ic 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. 

3 
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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 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 $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/Wagner Avenue to be installed in the future by 

li 
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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-ha 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 1/1-arkin 
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 Mid Pen 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. 

b. 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. 

c. The City, County and MidPen agree that the City of Watsonville will 
provide the following services for the life of the entire 46-unit Mid Pen 
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 
iii, Water 
iv. Solid Waste 
v. Sewer 
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Carlos Palacios 
Watsonville City Manager 

Approved as to Form 
City Attorney 

Matthew Franklin 
MidPen Housing Executive 
Director 

Susan Mauriello 
Coy7A5mintstrator 

Approved as t.’Form 
County Counel 
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AUACHMENT 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: 
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ATTACHMENT 7 

2009 EIR and 2014 EIR Addendum 

(distributed to Board members on disk, and available to public on 
Planning Dept webs ite under "Environmental" section; CEQA, 
Archived ElRs) 


