Staff Report to the
Planning Commission  Application Number: 03-0441

Applicant: Claudia Goodman for SantaCruz ~ Agenda Date: May 11,2005
County Horsemen’s Assn.

Owner: County of Santa Cruz Agenda Item#:%7

APN: 061-451-01, 02 and 03 Time: After 9:00 a.m.

Project Description: Proposal to construct a one-story, 2,100 square foot clubhouse to replace a
demolished clubhouse, a 1,8 15 square foot, two-story barn/storage building, to construct a concrete
pad and establish permanent utility hookups for a rotating caretaker’s recreational vehicle/travel
trailer, to construct a 16,690 square foot dressage arenaand convert an existing dressage court to a
26,400 square footjumping arena on a site with an existing 43,500 square footjumping arenawith
stadium seating 12 existing pipe paddocks and a temporary caretaker’smobile home to be utilized
by the Santa Cruz County Horsemen’s Association.

Location: Located onthe west side of Graham Hill Road approximately 550 feet north from Sims
Road to the property entrance, Santa Cruz.

Supervisoral District: 5™ District (District Supervisor: Stone)
Permits Required: Amendment to Use Permits 3641-U and 716-U and a Master Plan

Staff Recommendation:
e Approval of Application 03-0441, based on the attached findings and conditions.

e Certification of the mitigated Negative Declaration in accordance with the California
Environmental Quality Act.

Exhibits

A. Projectplans E. Assessor’s Parcel Map

B. Findings F. Zoning & General Plan Maps

C. Conditions G. Will Serve Letters

D. Mitigated Negative Declaration and H. Comments & Correspondence
Initial Study

County of Santa Cruz Planning Department
701 Ocean Street, 4t Floor, Santa Cruz CA 95060
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Parcel Information

Parcel Size: =20 acres

Existing Land Use -Parcel: Equestrian recreation facility

Existing Land Use - Surrounding: Residential (S, W, E), commercial (E), Henry Cowell
State Park (N, W)

Project Access: Graham Hill Road

Planning Area: Carbonera

Land Use Designation: O-R (Parks and Recreation) (Parks and Recreation)
Zone District: PR (Parks and Recreation) (Parks and Recreation)
Coastal Zone: — Inside _X_ OQutside

Environmental Information

Geologic Hazards: Not mapped/no physical evidence on site
Soils: Watstoville loam and Elkhorn Sandy loam
Fire Hazard: Not a mapped constraint

Slopes: Level to gently sloped

Env. Sen. Habitat: Biotic Resources — See Exhibit D —Initial Study
Grading: About 660 cubic yards proposed

Tree Removal: No trees proposed to be removed

Scenic: Not a mapped resource

Drainage: Existing drainage adequate

Traffic: No changes to existing traffic patterns
Roads: Existing roads adequate

Parks: Proposed restoration of former facilities
Archaeology: No physical evidence on site

Services Information

Urban/Rural Services Line: — Inside XX  Outside*

Water Supply: City of Santa Cruz

Sewage Disposal: Santa Cruz County SanitationDistrict to City of Santa
Cruz

Fire District: Scotts Valley

Drainage District: None

* Site has water and sewer service
History and Setting

Thesubjectparcels front along Graham Hill Road between the Graham Hill Estates subdivisionand
Henry Cowell State Park. The property is predominantly level to gently sloping with open pasture
areas near Graham Hill Road and becoming wooded with oaks and redwoodstowardsthe west. The
subject property has been used by the Santa Cruz County Horsemen’s Association (SCCHA) since
1946. The original clubhouse was permitted under Use Permit 716-U in 1961, and a temporary
caretakers quarter was permitted in 1970under Use Permit3641-U. The SCCHA leasehold formerly
utilized a significantly larger tract of land, which has since been subdivided into the Graham Hill
Estates subdivision, currently referred to as Woods Cove. As part of the subdivision, the subject
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parcels were deeded to the County of Santa Cruz and were granted a hookup to the sanitary sewer
line that is eventually treated at the City of Santa Cruz Sewage Treatment Plant. When the
subdivision improvements were installed, some of the SCCHA’s riding areas, its clubhouse and
storage building were demolished and the small pipe paddocks were moved. The purpose of this
application is to allow the SCCHA to replace the facilities lost to residential development and
because the use pre-dates planning regulations, establish a Master Plan for the site.

Zoning & General Plan Consistency

The subject property is about 20 acres zoned PR (Parks and Recreation). The proposed equestrian
facility use is a principal permitted use within the PR zone district, and the proposed construction
(buildings, arena grading, road improvements, caretaker’s quarters are allowed uses in this zone
district. The existing and proposed uses are recreation and open space related uses, thus the project
is consistentwith the site’sO-R (Parksand Recreation) General Plan designation. The project meets
the required site development standards for a Parks and Recreation zoned property with respect to
structure heights (28 feet maximum) and required setbacks (30 feet).

Inaccordance with County Code Section 13.10.355, thisapplicationwill also establish a Master Plan
recognizing the Santa Cruz County Horsemen’s Association (SCCHA) activities on the site. The
Santa Cruz Horsemen’s Association is an equestrian organization, which requires membership and
dues. There are no constraints as to who may join this organization other than maintaining status as
a member in good standing through payment of dues and abiding by the SCCHA'’s rules and
guidelines. Membership can be revoked by repeated violations of the SCCHA rules or by abusive
behavior. Exhibit A includes a copy of the SCCHA rules.

The SCCHA activities include, in addition to individual member use of the facilities, Pony Club
meetings and rallies, organized trail rides, occasional competitions and horseshows, equine
educational activities and an evacuation site for equines during natural disasters. The activities
recognized inthe Master Plan are, on average, the activities that are currently undertaken on the site.
Most organized activities involve less than 50 horses and riders. Approximately six to eight larger
events generally attract between 100to 125 equine participants. These are proposed to continue
under the Master Plan. The Master Plan also recognizes that the popularity of some equine
sports/events may change over time and, therefore, allows a maximum of three of these
events/competitors to host amaximum of 200 horses. When SCCHA had the larger site, it hosted
two to three very large 5 to 7-day horse showsinvolving over 500-800horses and riders, aswell asa
circus. The present site is too small to host events of this size, and they are not included in the
Master Plan. Only horse-related events will be permitted on this site as part of the Master Plan.
Thus, activities such as concerts, weddings and the circus are all excluded. As stated above, there
are no limitations proposed for events involving 75 or fewer horses. Larger horse shows or other
equestrian events involving more than 75 horses will be limited to a maximum of nine such events
annually and of these events a maximum of three can exceed 150 horses with a upper limit of 200
horses. No show or competition event shall exceed three consecutivedays. Rental of the facilitiesto
other horse clubs or equine organizationswill be permitted within the limitations of the number and
sizes of events allowed under the Master Plan and conditions of approval. The Master Plan will
continue to allow overnight camping with the limitations that overnight camping shall not exceed 7
consecutivedays in amonth and shall not exceed 14days within a quarter for a givenmember and is
confined to the north of the accessroad (which is outside of the sensitivehabitat), which is consistent
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with SCCHA’s currentrules. In addition, the proposed Master Plan and Use permit will allow the
conversionof a temporary caretaker’s quartersto a permanentyear-round caretaker’squarters. The
caretaker will provide safety and security on site for members and reduce potential trespass and
nighttime vandalism.

San Franciscopopcorn-flower (Plagiobothrys diffuses), a state listed endangered species, is found on
the subjectproperty. In accordancewith the SensitiveHabitat Protection ordinance (Chapter 16.32
of the County Code), a Biotic Survey and Management Plan was prepared by EcosystemsWest for
this project (Attachment 6 of Exhibit D). The project biologist found that San Francisco popcorn
flower is present on the subject parcel due to the trampling and compaction from periodictrucks and
horse trailers traffic that suppress exotic species and creates a vernal habitat that favorsthe popcorn
flower. Moreover, the largest population is in a 0.3 acre area that is currently used for parking
vehicles and horse trailers during special events. The potential effects of the project on the popcormn-
flower and required measures to protect this species and its habitat are discussed in detail in the
mitigations and Section C. of the Initial Study (Exhibit D), and are addressed in the proposed
conditions of approval (Exhibit C).

Design Review

The Urban Designer reviewed the proposed project and recommended a positive design review with
minor modifications to the clubhouse. These changeshave been incorporated into Exhibit A, and the
project complies with the requirements of the County Design Review Ordinance. The proposed
building sites (storage barn and clubhouse) are on a level site set against a backdrop of oak trees and
are located over 300 feet away from Graham Hill Road. The structuresutilize arustic architecturein
keeping with the use and area, and will use earth-tone colors that will blend with the surroundings.
The site is not located within amapped scenicresource area, and this sectionof Graham Hill road is
not designated as a scenicroad. The frontage along Graham Hill Road has been landscaped with
street trees as part of the Graham Hill Estates subdivision improvements.

Environmental Review

Because the proposal is to recognize an existing use where no intensification (increasein activities)
is proposed, the current level of equestrian activities forms the baseline for review under the
California Environmental Quality Act (CEQA). Nevertheless, the presence of a state listed
endangered species in the project area and the development of the Master Plan require that the
project be subjectto further review under CEQA and the County Environmental Review Guidelines.
The County Environmental Coordinator considered the project on February 28,2005, and issued a
preliminary determination of a Negative Declaration with Mitigations (Exhibit D) on April 11,2005.
The primary concerns and potential impacts, which have been raised for this project, are briefly
summarized below. Please refer to the attached Initial Study (Exhibit C) for full details.

The replacement clubhouse has been located to minimize impacts to the San Francisco Popcorn
flower habitat. The project biologic consultant has reviewed the project plans and has determined
that the buildings are in appropriatelocations and has recommended measures to minimize impacts
to this plant population, including prohibiting ripping or discing in the popcorn flower areas,
providing specific locations for the arenas, barn, clubhouse and caretaker’s quarters, and timing for
construction and mowing activities, maintenance of the access driveway and parking areas as
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unpaved areas to minimize impacts to the popcorn flower population, and recommended the
continuation of the present uses on this site to maintain and enhance the popcorn flower population.

Conclusion

As proposed and conditioned, the project is consistent with all applicable codes and policies of the
Zoning Ordinanceand General Plan. Please see Exhibit "B" ("Findings") for a complete listing of
findings and evidencerelated to the above discussion.

Staff Recommendation

. APPROVAL of Application Number 03-0441, based on the attached findings and
conditions.

. Certification that the proposal is exempt from further Environmental Review under the
California Environmental Quality Act.

Supplementary reports and information referred to in this report are on fileand availablefor
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, aswell as hearing agendas and additional information are
available online at: www.co.santa-cruz.ca.us

,r‘;? . y : d
LA
Report Prepared By: ;H%MM W

Cathleen Carr

Santa Cruz County Planning Department

701 Ocean Street, 4th Floor

SantaCruz CA 95060

Phone Number: (831) 454-3225

E-mail: cathleen.carr@co.santa-cruz.ca.us

Cathy Graves
Principal Planner
Development Review

Report Reviewed By:
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Development Permit Findings

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.

This finding can be made, in that the project is located in an area designated for recreational and
open space uses and is not encumbered by physical constraints to development as it is proposed.
Constructionwill complywith prevailing building technology, the Uniform Building Code, and the
County Building ordinance to insure the optimum in safety and the conservation of energy and
resources. The proposed clubhouse, storagebarn and caretaker’s quarterswill not deprive adjacent
properties or the neighborhood of light, air, or open space, in that the structure meets all current
setbacks, ensuringaccess to light, air, and open space in the neighborhood. The proposed Master
Plan will recognize an existinguse of the property as an equestrianfacility that has been in existence
since 1946. The Master Plan will allow a density of equestrian uses that are consistent with the
smaller size of the facility. Adequate parking, access and manure managementareproposed, thereby
reducing potential impacts to the wounding neighborhood.

2. That the proposed location of the project and the conditions under which it would be
operated or maintainedwill be consistentwith all pertinent County ordinancesand the
purpose of the zone districtin which the site is located.

This finding canbe made, in that the proposed location of the riding arenas, clubhouse, storagebarn
and caretaker’s quarters are consistent with the site development standards set forth in Section
13.10.350,and theconditions under which it would beoperatedormaintainedwill be consistent with
all pertinent County ordinances and the purpose of the PR (Parks and Recreation) zone district.
Specifically,the primary use of the property will be an equestrianpark, which a principal use in the
PR zone district. This permit establishesa Master Plan for the continued use of this property as an
equine recreational facility in accordance with County Code Section 13.10.355.

The proposed gradingwill not result in any export and is not excessive with respect to the project
consistent with the regulations in the Grading and Erosion Control ordinances (Chapters 16.20and
16.22 of the County Code).

The project is consistent with the regulations set forthin the Sensitive Habitat Protection ordinance
(Chapter 16.32) in that the ground disturbancewill occur outside of the known habitat areas of the
San Francisco popcorn-flower (a state listed endangered species), and the project has been
conditioned as to the timing for earthwork, construction and on-going maintenance activities to
minimizepotential adverseimpacts to this plant population. Moreover, the project will maintain the
activities specific to this site and its use that has resulted in creating a habitat favorable to this
species, particularly occasionally traffic and trampling.

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.

EXHIBITB
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As discussed above, the horse park is a use consistent with the use and density requirements
specified for the Parks and Recreation (O-R (Parks and Recreation) land use designation in the
County General Plan. The initial study and project biologist concluded that the overall use and
activities on this parcel, which will be recognized through this use approval, is consistent with
sensitivehabitat protectionas it is in fact responsible for providing the popcorn flowers’ preferred
habitat conditions on this site. The project is consistent with General Plan policy 5.1.6
“Development within Sensitive Habitats” and policy 5.1.7 (protecting sensitive habitats against
significant disruption) in that the new construction/grading sites are located outside of the San
Francisco popcorn-flower habitat and that earthwork, constructionand certain maintenance activities
are restricted to dates that minimize any potential adverse impacts to this sensitive habitat.
Moreover, the activities that have allowed and enhanced the habitat of this species will continue
under the Master Plan for this site.

A specificplan has not been adopted for this portion of the County.

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.

This finding canbe made, in that the proposed riding arenas, clubhouse, storagebarn and caretaker’s
quarterswill replace structures/improvements that were lost to recent residential developmenton a
portion of the original equestrian park and will serve an existing demand. The Master Plan
recognizes a longstanding existing use (established in 1946) with limitationsthat reflect the horse
park’s smallersite. No new traffic will be generated, because no new or more intensiveactivitiesare
being approved in the Master Plan beyond those that currently occur.

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.

This finding canbe made, in that the proposed structures are located within an existing equestrian
park. The surroundingneighborhood is amixture of new, larger dwellings behind the horse park and
south of it. There is an older established residential neighborhood and a small commercial center
across Graham Hill Road from the project, and Henry Cowell State Park is located to the north. The
project proposes to maintain large open areas with a modest sized clubhouse that is designed to
resemble a rustic dwelling. Thus, the project will complement the land use intensity and density 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.

This finding can be made, in that the proposed arenas, clubhouse and storage barn will be of an
appropriate scale and type of design that will enhance the aesthetic qualities of the surrounding
properties and will not reduce or visually impact available open space in the surroundingarea. As
discussed in Finding5 above, the architectural designwill blend with the surroundingneighborhood
and the use of the site as an equestrian facility.

EXHIBIT B
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Exhibit A:

Conditions of Approval

Project Plans of 10 sheets prepared by Terri Fisher, Architect, last revised on
10/14/04

I.  Thispermit authorizes the construction of an one-story, 2,100 square foot clubhouse, a 1,815
square foot, two-story barn/storage building, a concrete pad and permanent utility hookups for
a caretaker’s recreational vehicle/travel trailer, to grade about 660 cubic yards to construct a
16,690 square foot dressage arena and convert an existing dressage court to a 26,400 square
footjumping arena and to construct a manure bunker. This permit establishesa Master Plan
for the continued operation of the equestrian facility. Priorto exercisinganyrights 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 agreementwith the conditions thereof.

Pay the Negative Declaration Filing Fee at the Clerk of the Board of Supervisors
immediately following permit approval. The required filing fee is $25 and must be
accompanied by the Certificate of Fee Exemption.

Pay any outstanding fees in the At-Cost account #13565

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

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

Obtain an Encroachment Permit from the Department of Public Works for all off-site
work performed in the County road right-of-way.

I Priorto issuance of a Building Permit the applicant‘owner shall:

A.

Submit proof that these conditions have been recorded in the official records of the
County of Santa Cruz (Office of the County Recorder).

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 “A*“on
file with the Planning Department. The final plans shall include the followingadditional
information:

1. The conditions of approval shall be incorporated into the final building plans.
2. All site improvements including but not limited to sewer lateral location(s),

parking, driveway location and driveway profile, water storage and building foot
prints and all required setbacks and biotic areas to be avoided.

EXHIBITC
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3.

10.

11.

The final plans shall delineatethe travel path for heavy equipment and construction
vehicles. This travel path shall approach the work site from the west side. Plans
shall note that the constructionaccess shall be delineated using temporary fencing.

Final plans shall specify that construction fencing shall be placed along the
driplinesof all trees within 20 feet of the proposed clubhouse to minimize impacts
of grading and compaction within root zones.

Identify finish of exterior materials and color of roof covering for Planning
Department approval. Any color boards must be in 8.5” x 11 format.

Final grading, drainage, and erosion control plans.

a.  The final grading plans shall be revised to include the repair and
reconstruction of the 3-foot berm along the southern end of the property as
required in Mitigation Hydro-10 of the Graham Hill Estates EIR.

b.  Final gradingplans shall showhow and where all excess excavatedmaterials
will be disposed.

Final drainage plans shall meet the requirements of the Department of Public
Works, Drainage Division as specified in their comments dated May 12,2004.

Plans shall provide architectural elevations and cross sections for determining
maximum height includingdetailed elevations, cross-sections and the existingand
proposed topography of the project site, which clearly depict the total height of
each proposed structure.

The Applicant shall submit three (3) copies of an invasiveplant eradication plan for
review and approval. French broom and Acaciashall be removed as specified in the
Environmental Impact Report for Graham Hill Estates (June, 1995) and the area
maintained free of these species.

Submita final landscape plan for review and approval by Environmental Planning
and the City of Santa Cruz. Only drought tolerant, native vegetation shall be
planted.

Details showing compliance with fire department requirements.

C. Submitengineered sewer plans and obtain a valid sewagedisposal permit from the Santa
Cruz County Sanitation District.

1

Plans shall include a 70-pound interior grease trap for the clubhouse kitchen.

a.  Thethree-washbasinsink must be routed through the grease trap.

EXHIBIT C
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F.

b.  All grease traps shall meet the Santa Cruz County “Design Criteria”.

2. A dishwasher is prohibited unless an exterior 350-pound exterior grease trap is
installed.

3. Plans shall include a plumbing plan and a list of plumbing fixtures per the UPC.

4. Plans shall specify that bolted manhole covers shall be installed to deter
unpermitted dumping into the sewer system.

Details showing compliance with Scotts Valley Fire Department requirements in their
comments dated November 13,2003 and November 10,2004.

1. The final plans shall meet all requirements of the applicable Urban Wildland
Intermix Code.

2. The applicant‘owner shall submit proof of Fire Clearance under the Urban
Wildland Intermix Code. The final plans shall meet all requirements of the
applicable Urban Wildland Intermix Code. The applicant/owner shall pay any
applicable plan check fee of the Scotts Valley Fire Protection District.

Complete and record a Declaration of Restriction to protect the San Francisco popcorn
flower population. The site plan showing the location of the plant colonies and the
approved disturbance envelope shall be recorded as an Exhibit to the Declaration of
Restriction. Please submittwo copies of this siteplanin 8.5 inchby 11inch formatwith
all extraneous verbage removed. The declaration will be prepared by Environmental
Planning staff. You may not alter the wording of this declaration. Follow the
instructions to record and return the form to the Planning Department.

Meet all requirements of and pay all fees for water service to the City of Santa Cruz.

III.  Priorto site disturbance and during construction:

A.

All grading and excavation take place after August 1 and the construction of the
clubhouse is limited to August 1 through March 1 to avoid damaging fruiting San
Francisco popcorn flower plants.

In order to avoid inadvertentdisturbanceby constructionequipment, sturdyfencingshall
be installed to definethe edge of the disturbanceareawhere itis close to popcorn flower
coloniesprior to any disturbanceon the site. The location of the fence shallbe checked in
the field and approved by the project biologist. Written approval shall be submitted to
Environmental Planning prior to or at the pre-construction meeting.

An on-site, pre-constructionmeeting is required prior to any land clearing or grading
activities. The following parties shall attend: applicant, grading contractor supervisor,
and Santa Cruz County Environmental Planning staff (contact Kent Edler at 454-3168
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and Paia Levine at 454-3178). The temporary construction fencing demarcating the
disturbance envelope in the area of biotic resources and tree protection fencing will be
inspected at that time.

The temporary fencing for construction access shall be installed prior to the pre-
construction meeting for review and approval. Heavy equipment shall approachthe work
site from the west side.

Construction fencing shall be placed along the driplines of all trees within 20 feet of the
proposed clubhouse prior to the pre-construction meeting for review and approval.

Dust suppression techniques shall be included as part of the construction plans and
implemented during grading and construction.

Gradingbetween October 15and April 15isprohibited, unless a separate grading permit
is obtained from Environmental Planning and the County Senior Civil Engineer.

IV. All construction shall be performed according to the approved plans for the Building Permit.
Prior to final building inspection, the applicant/owner must meet the following conditions:

A.

Construction activities are limited to the time between 8:00 Ah4 and 5:30 PM weekdays
and Saturday.

Development, including drainage facilities, horse facilities, and driving areas shall be
located outside of areas hosting Popcorn flower, as shown on plans by Fisher, October
14,2004. Dumping, filling, plowing, excavation, or other grading and the storage of
construction materials or equipment are prohibited where the flower has been mapped.

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

All inspections required by the building and grading permits shall be completed to the
satisfaction of the County Building Official and Senior Civil Engineer.

Final erosion control and drainage measures shall be completed.

The invasive plant eradication plan shall be implemented and all French broom and
Acacia must be removed as specified in the Environmental Impact Report for Graham
Hill Estates (June, 1995) from the Showgrounds area.

Pursuantto Sections 16.40.040and 16.42.100 ofthe 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 containshumanremains, or the Planning Director if the discovery contains no
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human remains. The procedures established in Sections 16.40.040and 16.42.100, shall
be observed.

V.  Operational Conditions

A

Mowing should continue on site, but shall not be conducted between March 1and July 1
to allow for growth, flowering and fruiting of the popcorn flower.

Harrowing, tilling and disking shall only occur between July 1 and firstrains of the fall or
winter. Harrowing, ripping or disking is prohibited within the popcorn flower areas.

All French broom and Acacia plants shall be removed and the area maintained free of
these species.

Sound systemswithin or around the riding arenas shall be operated at a volume that does
not exceed a maximum noise level of 50 dB at any property line during the daytime. The
use of amplified sound is prohibited between 9 p.m. and 7 a.m.

All manure shall be stored and disposed consistent with the measures specified in the
Manure ManagementPlan. All manure shallbe removed from the property as described
in the approved Manure Management Plan. Flies shall be controlled by regular removal
of accumulated manure. Manure management measures for the proper disposal and
storage of manure shall be incorporated into the membership rules.

The 3-footberm alongthe southernend of the property (required in Mitigation Hydro-10
of the Graham Hill Estates EIR) shall be permanently maintained.

County Service Area (CSA) 57 operational requirements are as follows:

1.  All sewermanholes shall be bolted to reduce the potential for illegal dumping.

2. Signs shall be posted stating that dumping of RV holding tanks is prohibited.

3. All overnight members and guests shall be provided with ahandout that states that
hookups and disposal of R V/camper sewagetanks are expresslyprohibited on site

and that includes list of legal holding tank disposal/dump sites.

4. All future change of use in tenants shall require a review by CSA 57 staff for
additional connection permit fees and pretreatment devices requirements.

5. “Over the counter” permits shall not be granted for change in use of tenants or new
plumbing fixtures. Review by CSA 57 staff shall be required. All changes to
plumbing fixtures shall be reviewed by the Santa Cruz County Sanitation District
and must be accompanied by a plumbing plan and a list of plumbing fixtures per
the UPC as stated in table 7-3.
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6.

All applicantsshall provide estimated water use and additional informationto assist
staff in developing permit fees and pretreatment.

Any expansionin use abovethat provided for in the agreementbetween the City of
Santa Cruz and Standard Pacific will require additional fees.

H. Thes permit constitutes a Master Plan for the Santa Cruz County Horsemen’s Association
(SCCHA) Equestrian Facilitieson the project site. This Master Plan authorizesthe following

uses:

1.

The facilitiesare for the use of the members in good standing of the Santa Cruz County
Horsemen’s Association, guests of the Santa Cruz County Horsemen’s Association
members and for equestriangroups and/or organizations authorizedby the Santa Cruz
County Horsemen’s Association for equestrian/horsemanship activities.

All activities involving 75 horses or less are allowed without additional limitations.

Up to nine (9) large equestrianevents/competitions involving greater then 75 horses are
permitted per calendar year.

a. A maximum of three (3) of these nine (9) events/competitions may host 150 or
more horses up to a maximum of 200 horses.

b. No show or competition event shall exceed three consecutive days in
duration.

c. Additional toilet facilities (port-a-potties) shall be provided on site to
accommodate the riders and spectators at these larger venues.

d. Rental of the facilities to other horse clubs or equine organizations is
permitted within the limitations of the number and sizes of events allowed
under the Master Plan and conditions of approval. The Master Plan will
continue to allow overnight camping with the limitations that overnight
campingshall not exceed 7 consecutivedays in a month and shall not exceed
14 days within a quarter for a given member and is confined to the north of
the accessroad (whichis outside of the sensitivehabitat), which is consistent
with SCCHA'’s currentrules.

Overnight camping by SCCHA members and guests is allowed. Overnight
camping shall not exceed seven (7) consecutive days in a month and shall not
exceed fourteen (14) days within a quarter for a given member and is confined to
the north of the access road.

Activitiesthat are not directly related to horses, horsemanship and riding, such as
concerts, weddings and the circus are prohibited.

A permanent location for ayear round caretaker’s quarters (mobilehome or RV on

EXHIBIT C
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VI.

a concrete pad) is allowed on this site.

In the event that future County inspections of the subject property disclose
noncompliancewith 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 inspectionsand/or necessary enforcement actions, up to and including permit
revocation.

Mitigation Monitoring Program

The mitigation measures listed under this heading have been incorporated into the conditions
of approval for this project 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 above mitigations is hereby adopted as a condition of approval for
this project. This monitoring program is specifically described following each mitigation
measure listed below. The purpose of this monitoring is to ensure compliance with the
environmental mitigations during project implementation and operation. Failure to comply
with the conditions of approval, including the terms of the adopted monitoringprogram, may
result in permit revocation pursuant to Section 18.10.462of the Santa Cruz County Code.

A.

Mitigation Measure A.: Conditions II.C.

MonitoringProgram:  The Resource and Grading staff of Environmental Planningwill
require a pre-construction meeting prior to the applicant/owner commencing work, the
required temporary fencing will be inspected at this time. Regular inspections are
required and will be tracked for the grading permit application. Failure to obtain the
required inspectionsor meet requirement may result in the issuance of a stopwork order.
Further work and inspections will not be authorized until the conditions of approval
and/or required inspections and erosion control are satisfactorily met. Building
inspections will not be conducted until all stop work notices are rescinded. Failureto
comply canresult in further actionby Code Compliance up to and includingrevocation
of the Use Permit and/or Building permits and civil penalties.

Mitigation Measure B.1.: Conditions V.A. and V.B.

Monitoring Program: Operational conditionshave been included to incorporatethis
mitigation controlling the timing of ongoing activities on this site. If the applicant fails
to adhere to these conditionsin the operation of this use, Environmental Planning staff
may issue a stop work order (red tag). A restoration or other actions may be required by
Environmental Planning. Failureto comply canresult infurther actionby Environmental
Code Compliance up to and including revocation of the Use Permit and civil penalties.
Mitigation Measure B.2.: Conditions ILA.,1l.A.2.and IV.B.

Mitigation Measure B.3.: Conditions ILA.3, IILB through D.
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Mitigation MeasureB.4.: Conditions I.A.9, IV.F. and V.C.

Monitoring Program: The Resource and Grading staff of Environmental Planning
will require a pre-construction meeting prior to the applicant/owner commencing work,
the required temporary fencing will be inspected at this time. Regular inspections are
required and will be tracked for the grading permit application. Failure to obtain the
required inspections or meet requirementmay result in the issuance of a stopwork order.
Further work and inspections will not be authorized until the conditions of approval
and/or required inspections and erosion control are satisfactorily met. Building
inspections will not be conducted until all stop work notices are rescinded. Failure to
comply can result in further action by Code Complianceup to and including revocation
of the Use Permit and/or Building permits and civil penalties.

Mitigation Measure B.5.: Conditions Il.A.IO.
Mitigation Measure B.6.: ConditionsILE.
Monitoring Promam: Environmental Planning staff will review the building

application plans to ensure these requirements are met. Staff will not approve the
building permit application until these requirements are adequately met.

Mitigation Measure B.7.: ConditionsII.A.3., IILA. and IT1.D.

Monitoring Program: Same as for Mitigation Measures B.2 to B.4.

C. Mitigation Measure C.: ConditionsIILF.

Monitoring Promam: Same as for Mitigation Measures B. 1.

D. Mitigation Measure D.l.: ConditionsIL.A.6.a., IV.C. and V.F.

Monitoring Promam: Environmental Planning staff will review the building
application plans to ensure these requirements are met. Staff will not approve the
building permit application until these requirements are adequately met. Thiswork will
be inspected as part of the grading permit and the building and gradiag permits will not
be finalled until thiswork is satisfactorily completed. Operational conditionshave been
included to incorporate this mitigation to maintain this berm. If the applicant fails to
adhere to this condition in the operation of this use, Environmental Planning staff may
issue a stop work order (red tag). Failure to comply can result in furtheractionby Code
Compliance up to and including revocation of the Use Permit and/or Building permits
and/or civil penalties.

E. Mitigation Measure D.21.: Conditions V.E.

Monitoring Promam: Operational conditions have been includedto incorporate this
mitigation to implementthe Manure Management Plan. If the applicantfails to adhereto
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this conditionin the operation of thisuse, Environmental Health Services staff may issue
a stop work order (red tag). Failure to comply can result in further action by
Environmental Health Services up to and including revocation of the Use Permitand/or
civil penalties.

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 applicantor staff in accordance with Chapter 18.10of the County Code.

Please note: This permit expires two years from the effective date unless you obtain the
required permits and commence construction.

Approval Date:

Effective Date:

Expiration Date:

Cathy Graves Cathleen Carr
Principal Planner Project Planner

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
Supervisorsin accordancewith chapter 18.10 of the Santa Cruz County Code.
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CALIFORNIA DEPARTMENT OF FISHAND GAME

CERTIFICATE OF FEE EXEMPTION

De minimis Impact Finding

Project Title/Location (Santa Crur County):

Application Number: 03-0441 Claudia Goodman, for the Santa Cruz County
Horsemen’s Association
Proposal to construct a one-story, 2,100 square foot clubhouse, a 1,815 square foot, two-story
barn/storage building, to construct a concrete pad and establish permanent utility hookups for a rotating
caretaker’srecreational vehicle/travel trailer, to constructa 16,690 square foot dressage arena and a
26,400 square foot jumping arena on a site with an existing 43,500 square foot jumping arena with
stadium seating, 12 existingpipe paddocks and a temporary caretaker’s mobile home to be utilized by the
Santa Cruz County Horsemen’s Association. Requires an Amendment to Use Permits 3641-U and 716-U
and Master Plan. The project is located on the west side of Graham Hill Road approximately 550 feet
north from Sims Road to the property entrance, in Santa Cruz, California.
APN: 061-451-01,-02,& -03 Cathleen Carr, Staff Planner

Zone District: PR (Parks, Recreation& Open Space)

Findings of Exemption (attach as necessary):

An Initial Study has been prepared for this project by the County Planning Department
according to the provisions of CEQA. This analysis shows that the project will not
create any potential for adverse environmental effects on wildlife resources.

Certification:
| hereby certify that the public agency has made the above finding and that the project

will not individually or cumulatively have an adverse effect on wildlife resources, as
defined in Section 711.2 of the Fish and Game Code.

KEN HART / ( W

Environmental Coordinator for
Tom Burns, Planning Director
County of Santa Cruz

Date: 4 /; 5’/0 s~
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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 Tob: (831) 454-2123
TOM BURNS, PLANNING DIRECTOR

NEGATIVE DECLARATION AND NOTICE OF DETERMINATION

Application Number: 03-0441 Claudia Goodman, for the Santa Cruz County Horsemen’s Association
Proposalto construct a one-story, 2,100 square foot clubhouse, a 1,815 square foot, two-story bam/starage building,
to construct a concrete pad and establishpermanent utility hookups for a rotating caretaker’s recreational
vehicle/travel trailer, to construct a 16,690 square foot dressage arena and a 26,400 square footjumping arenaona
site with an existing 43,500 square footjumping arenawith stadium seating, 12 existing pipe paddocks and a
temporary caretaker's mobile hometo be utilized by the Santa Cruz County Horsemen’s Association. Requires an
Amendment to Use Permits 3641-U and 716-U and Master Plan, The project is located on the west side of Graham
HillRoad approximately 550 feet north from Sims Roadto the property entrance, in Santa Cruz, California.

APN: 061-451-01,-02, & -03 Cathleen Carr, Staff Planner
Zone District: PR (Parks, Recreation & Open Space)

ACTION: Negative Declarationwith Mitigations

REVIEW PERIOD ENDS: April 6,2005

This project will be considered at a public hearing by the Planning Commission. The time, date and
location have not been set. When scheduling does occur, these items will be included in all public
hearing notices for the project.

Eindings:

This project, if conditioned to comply with required mitigation measures or conditions shown below, will not have
significant effect on the environment. The expected environmental impacts of the project are documented in the
Initial Study on this project attached to the original of this notice on file with the Planning Department, County of

Santa Cruz, 701 Ocean Street, Santa Cruz, California.

Required Mitigation Measures or Conditions:
None

XX __ Are Attached

Review Period Ends__ April 6, 2005
Date Approved By Environmental Coordinato——Ag#il-11,2005

o
/G ol
KEN HART

Environmental Coordinator
(831) 454-3127

If this project is approved, complete and file this notice with the Clerk of the Board:

NOTICE OF DETERMINATION

The Final Approval of This Project was Granted by

on ., No EIRwas prepared under CEQA.

THE PROJECT WAS DETERMINED TO NOT HAVE SIGNIFICANT EFFECT ON THE ENVIRONMENT

Date completed noticefiled with Clerk of the Board;

I8 EXHIBIT !




COUNTY OF SANTA CRUZ

_PLANNING DEPARTMENT

701 OCEAN STREET, 4™ FLOOR, SANTA CRUZ, CA 95060
(831)454-2580 FAx (831)454-2131 ToD (831)454-2123
TOM BURNS, PLANNING DIRECTOR

NOTICE OF ENVIRONMENTAL REVIEW PERIOD
SANTA CRUZ COUNTY
APPLICANT: Claudia Goodman, for the Santa Crur County Horsemen's Association
APPLICATION NO. 13-0441

APN: 061-451-01,-2, & -03

The Environmental Coordinator has reviewed the Initial Study for your application and made the
following preliminary determination:

XX Negative Declaration.
(Your project will not have a significant impact on the environment.)

XX Mitigations will be attached to the Negative Declaration.
No mitigations will be attached
Environmental Impact Report

(Your project may have a significant effect on the environment. An EIR must
be preparedto address the potential impacts.)

As part of the environmental review process required by the California Environmental Quality
Act (CEQA), this is your opportunity to respond to the preliminary determination before it is
finalized. Please contact Paia Levine, Environmental Coordinator at (831) 454-3178, if you wish
to comment on the preliminary determination. Written comments will be received until 5:00 p.m.
on the last day of the review period.

Review Period Ends: April 6, 2005

Cathleen Carr
Staff Planner

Phone: 454-3225

Date: March 1, 2005
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NAME: Graham Hill Horseman’s Association
APPLICATION: 03-0441
APN: 061-451-01,02 and 03

ed NEGATIVE DECLARATION MITIGATIONS

A. In order to ensure that the mitigation measures B and C are communicated to the various
parties responsiblefor constructing the project, prior to any disturbance on the property the
applicant shall convene a pre-constructionmeeting on the site. The following parties shall
attend: applicant, grading contractor supervisor, and Santa Cruz County Resource Planning
staff The temporary construction fencing demarcating the disturbance envelope in the area of
biotic resources and tree protectionfencing will be inspected at that time.

B. In order to avoid negative impactsto colonies of San Francisco Popcorn flower
(Plagiobothyrus diffusus), a state listed endangered species, on the property, the applicant
shall implement the recommendations of the biotic survey and management report
(EcosystemsWest, July 2003 ), including:

1. Current mowing regime shall be continued except that no mowing shall
occur between March 1 and July 1. Harrowing, tilling and disking shall
only occur between July 1 and first rains of the fall or winter.

2. Development, including drainage facilities, horse facilities, and driving
areas shall be located outside of areas hosting Popcorn flower, as
shown on plans by Fisher, October 14, 2004. No dumping, filling,
plowing, excavation, or other grading shall occur where the flower has
been mapped.

3. In order to avoid inadvertentdisturbance by construction equipment,
prior to any disturbance on the site sturdyfencing shall be installed to
define the edge of the disturbance area where it is close to popcorn
flower colonies. The location of the fence shall be checked in the field
and approved by the project biologist.

4. Prior to approval of the permit, an invasive plant eradication plan shall
be submitted for review and 