Staff Report to the
Planning Commission  Application Number: 06-0651

Applicant: Powers Land Planning Agenda Date: 11/14/07
Owner: BK Properties Agenda Item #
APN: 039-062-06 Time: After 9:00 a.m.

Project Description: Proposal to divide a 1.55 acre parcel into 10residential lots and common
area.

Requires a Subdivision, General Plan Amendment from R-UVL to R-UM (and 0-U for the
riparian area), Rezoning from R-1-1AC to RM-4, Residential Development Permit, Riparian
Exception, Roadway/Roadside Exception, Soils Report Review, and Preliminary Grading
Review.

Location: Property located on the northeast comer of Soquel Drive and Haas Drive.
(6851 Soquel Drive, Aptos)

Supervisoral District: 2nd District (District Supervisor: Ellen Pirie}

Permits Required: General Plan Amendment, Rezoning, Subdivision, Residential Development
Permit, Riparian Exception, Roadway/Roadside Exception, Soils Report Review, Preliminary
Grading Review.

Staff Recommendation:

e Adopt the attached resolution (Exhibit E), sending a recommendation to the Board of
Supervisors for Approval of Application Number 06-0651, based on the attached
findings and conditions, and recommend certification of the Mitigated Negative
Declaration per the requirements of the California Environmental Quality Act.

Exhibits

A. Project plans E. Planning Commission Resolution,

B. Findings Ordinance, Rezoning & General Plan
C. Conditions Amendment maps

D. Mitigated Negative Declaration F. Comments & Correspondence

(CEQA Determination)with the

following attached documents:
(Attachment 1): Assessor’s parcel map,

Zoning map, General Plan map

County of Santa Cruz Planning Department
701 Ocean Street, 4t Floor, Santa Cruz CA 95060
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Owner: BK Properties

Parcel Information

Parcel Size: 1.55 acres

Existing Land Use - Parcel: Single family dwelling (former office use)

Existing Land Use - Surrounding: Single & multi-family residential neighborhood
Project Access: Soquel Drive & Haas Drive

Planning Area: Aptos

Land Use Designation: R-UVL (Urban Very Low Density Residential)

Zone District: R-1-1AC (Single familyresidential - 1 acre minimum)
Coastal Zone: —_ Inside _ X Outside

Environmental Information

An Initial Study has been prepared (Exhibit D) that addressesthe environmental concerns
associated with this application.

Services Information

Urban/Rural Services Line: _X_Inside __ Outside

Water Supply: Soquel Creek Water District

Sewage Disposal: Santa Cruz County Sanitation District
Fire District: Aptos/La SelvaFire Protection District
Drainage District: Zone 6 Flood Control District

Project Setting

The subject property is approximately 1.55 acres located on the northeast comer of the
intersection of Soquel Drive and Haas Drive, in Aptos. An existing single family dwelling
(formerlyused as an office building) is located at the center of the usable area of the property
with a detached garage, outbuildings, and two existing driveway approaches at Soquel Drive. The
remaining area of the subject property is partially improved with landscaping and miscellaneous
improvements, with a riparian corridor along the eastern side of the project site. The property is
wooded with a mixture of oaks, pines, cypress, and acaciatrees. Single family residential
developmentexists to the north, with detached townhousesto the east across Vienna Drive.
Residences, commercial uses, a fire station, and public school are located to the west and south
across Soquel Drive.

Rezoning

The proposed rezoning and General Plan amendment (asindicated in Exhibit E) is for the entire
subject property. The parcel is currently zoned R-1-1AC (Single family residential - 1 acre
minimum) and is designated as Urban Very Low Density Residential (R-UVL) in the General
Plan. The current zone district and General Plan land use designation are from a time when
sanitary sewer service was not available to the area and should have been updated when this
service became available. The proposed General Plan amendment to Urban Medium Density
Residential (R-UM) and rezoning to the RM-4 (Multi-family Residential - 4,000 square feet
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minimum) zone district is considered as appropriate due to the surrounding pattern of
development, the availability of sanitary sewer service, and the location adjacent to a major
arterial roadway. The General Plan land use designation for the riparian area is proposed to be
amended to Urban Open Space (0-U), consistent with General Plan policies for riparian resource
protection.

Subdivision

The proposed land division will create 10 townhouse parcels, a common area for roads, utilities,
and landscaping.

The boundaries of the 10 new residential parcels will match the footprints of the proposed
residential units and private yard areas. The average parcel area (includingcommon area) will be
4,879 square feet of net developable land area per residential unit, in compliance with the
minimum requirements of the RM-4 (Multi-family Residential - 4,000 square feet minimum)
zone district.

The General Plan land use designation property will be amended to Urban Medium Density
Residential (R-UM) in the General Plan. The Urban Medium Density Residential (R-UM)
General Plan designationrequires new development to be within a density range of 4,000 to
6,000 square feet of net developable land per residential unit. The proposed land division
complies with the density range required by the General Plan.

The proposal will comply with affordable housing requirements through the provision of 2 on-
site affordable housing units. Market rate developmentsare required to provide 15 percent of the
units as deed-restricted affordable units and an in-lieu fee for any fractional units. This proposal
exceeds the 15percent requirement and provides 2 affordable housing units on the project site.

Design Review

Townhouse units are proposed to be constructed on the new parcels. The new homes will be a
mixture of attached and detached units with individual garages. Seven of the units will be
accessed off of a shared driveway from Soquel Drive and three of the units will be accessed off
of Haas Drive. The buildings will be two stories in height, with 3 bedrooms, and will range from
approximately 1,900 to 2,300 square feet in size.

Proposed building materials include horizontal, vertical, and shingle siding, composition shingle
roofs, and rock trim. The buildings include varied roof planes, with porches and tapered
columns. These features and the variety of proposed materials will break up the visual bulk and
mass of the proposed structures.

In the preliminary stages this proposal was reviewed through the Development Review Group
(DRG) process, followed by a project consultationto further develop the site and structure
designs. In the initial submittals, the proposals included 10 and 11 unit configurations which
encroached on steeply sloped areas and were closer to the riparian corridor than the final design.
The preliminary proposal would have required the removal of additional trees and a significant
amount of grading to allow improvements within steeply sloped areas. The site plan and
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structure designs have evolved through the project consultation and the application review
process. The resulting project design rearranged the structure locations to reduce the number of
tree removals and protects the riparian open space area; the grading plan works with existing
grades to minimize grading volumes; the drainage plan provides on site detention of storm water
runoff; the architectural plans include revised structuredesigns and exterior materials to improve
the visual quality of the proposed development.

This proposal includes the development of a portion of the former Haas Drive right of way. This
unused area, adjacent to the subject property, has already been acquired by the property owner for
the installation of landscaping. The development of this area with common landscaping for the
adjacent developmenthas been supported by the Planning Department through the review
process. A fence and trellis is proposed at the entrance of the private driveway (Oak Leaf Court)
from Soquel Drive. The trelliswill be less than 6 feet in height and is situated in a manner to
allow adequate sight distance for vehicles entering and exiting the development.

Riparian Exception

A riparian comdor is located on the east side of the subject property. The area adjacent to the
riparian corridor is currently disturbed. Buildings, parking areas, and patios for the existing
residence are located in the designated riparian buffer area. Due to the existing pattern of
disturbance, the proposed development is located partially within the riparian buffer area. No
new encroachment is proposed, and existing improvements will be removed and portions of the
riparian buffer area will be restored as a component of this proposal. The development of
structures within previously disturbed areas would typically not require a riparian exception.
However, a riparian exception has been added to the review to ensure that adequate findings are
made for developmentwithin the riparian bufter area. The riparian buffer area is measured as 20
feet from the top of the bank of the riparian area with an additional 10 feet construction setback
for structures. The proposed developmentwill locate structuresno closer than 10 feet from the
top of the bank in areas which have been previously disturbed.

Roadside Exception

The proposed development includes a new access road (Oak Leaf Court) with two travel lanes
and separated parking bays. The design of the proposed access road varies from the County
Design Criteria in terms of width and improvements. The access road will be located within the
common area and is planned as a 24-foot wide road section. A Roadway/Roadside Exception is
required for the proposed circulation design in that it does not provide a 56 foot right of way with
parking, sidewalks, and landscaping on both sides of the proposed access road. A
Roadway/Roadside Exception is considered as appropriate due to the design and layout of the
proposed multi-family development and the provision of an adequate amount of parking within
the driveways and garages of the proposed parcels and in the separated parking bays.

Parking

Parking will be provided on the project site in garages, driveways, and in parking spaces along
the accessroadway. All required parking has been provided on the project site, including the
required guest parking. 25 parking spaces (2.5 spaces per 3 bedroom unit) would typically be
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required for 10 multi-family units with an additional 5 parking spaces (20% of required) for
guests. This proposal exceedsthe parking requirements for multi-family residential
developments, with 31 parking spaces provided on the subject property. Locating all of the
required resident and guest parking on site is appropriate due to the limited on street parking
facilities on Soquel Drive and Haas Drive.

Grading, Drainage & Utilities

The proposed land division and associated improvements will require site grading and
preparation. A total of approximately 550 cubic yards of earth will be cut and a total of
approximately 220 cubic yards of earth will be placed as fill to allow for the preparation of the
project site. Retaining walls will be installed where necessary due to existing grades adjacent to
areas proposed for development. The grading volumes are considered as reasonable and
appropriatedue to the nature and scale of the required improvements. Protection measures will
be installed to preserve existing trees that will not be removed during construction.

Additional improvements include a complete drainage and detention system, the installation of a
curb and gutter along Vienna Drive. The drainage systemwill utilize subsurface detention
features to reduce storm water flows and improve water quality.

Environmental Review

Environmental review has been required for the proposed project per the requirements of the
California Environmental Quality Act (CEQA). The project was reviewed by the County's
Environmental Coordinator on 8/27/07 and was continued for additional information. A
preliminary determinationto issue a Negative Declaration with mitigations (Exhibit D) was made
on 8/29/07. The mandatory public comment period ended on 9/24/07. Commentsreceived have
been incorporated into the recommended conditions, with no changesto the project mitigations.

The environmental review process focused on the potential impacts of the project in the areas of
circulation, tree removals, and noise. The environmental review process evaluated potential
impacts and generated mitigation measures that will reduce potential impacts from the proposed
development and adequately address the above listed issues.

Conclusion
As proposed and conditioned, the project is consistentwith all applicable codes and policies of
the Zoning Ordinance and General Plan/LCP. Please see Exhibit "B" ("Findings") for a complete
listing of findings and evidence related to the above discussion.
Staff Recommendation
u Adopt the attached resolution (Exhibit E), sending a recommendation to the Board of
Supervisors for Approval of Application Number ¢6-0651, based on the attached

findings and conditions, and recommend certification of the Mitigated Negative
Declaration per the requirements of the California Environmental Quality Act.
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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

Report Prepared By: 7%/'

Randall Adams

Santa Cruz County Planning Department
701 Ocean Street; 4th Floor

Santa Cruz CA 95060

Phone Number: (831) 454-3218

E-mail: randall.adams(@co.santa-cruz.ca.us

Report Reviewed By:

Assistant Director
Santa Cruz County Planning Department



100V

133HS Y3A00

PR, §

m—

L 4

ia o

- ashun aN3931 7 STOEWAS

T LM

AL p—
WELON THYE

WO AINIKTD 20dD YANYE
INHG TEND0DE LSE9

41 °S3LNB0Nd HE
SHYO NIAAH

83
m:—
w D
HE
=4
2 2%
= £z
&
3 =5
£ 23l
=
E S

» e
T e vIne ooy
ARG R eV T
3w e
TAVQBARD LI
oy ane g
™ I THHOS
A WOUDMLENOT
va'ew e ]
e ow e
Wi v
A3 AAWIOD T3 YAKYE
S 1R v 20t
HOAORE DD w20 P

B v Yy Sy
o gt yria

1014 D

s, o]

P e e ]
QJ0H. %2 2D ranth

"LINARO OIS
o T FISOLAT $L G SOV PO L HIDIY ONY T YAl

Ly VONT T

BIANIONS TPOINHO31039

UM TICLLY YOI OMY WV TVOON GNY LV TNV TIY QMY

T 3000
TR P00 T 002 TORMORE 1003 THGWN YIICHTYS

0 HOUIH TLIOY KULMINIS 3L IMLM DMAMO? MLLLL! TNt
: 4 31T WG Y 43 LT TV ST I
PLITEN bt i e
ANSRET LS P | o) 00
15eCagy 1TOILIRoaY Tl DN DMCTHI GV I i IHATAHC 4 INY YW 301
PUCHLITD O et FALAIZY 1 G THNDH T
kal O s w0 e FYVARYD iy (P DAL R el 47
e R mis Y S AT s VLS DAY L5 KOLLT1 Y ST
[P ; TIVIL TY L0l ML Ay Ord Al ML 41 vt 16 Tvrik
e 41 D, e AU B 01 LAWY TaOUYIAIVOG OO AAIATY Y0 KATH
PR ENTE R ] SRR T, 0N 3 L L Y AL G L O kA (SR T
e v Frufp 3 v oot o v VRS ARON Gare T e 1] TN TV RO 8
o o I o 00,
y v .

HivI
THPIE TUD 31 LYY OL THOOG DMV 000w VOURLGE T 1

] E] N A LOM NI PRI
DL TOHMYNG DITYD1 SUMATII G o DHS T13 Win0 TNIOT 0l
i i TAUCALKIVO) WY Wl HO3 AV YY1 D
VIR T0 TV LW W2 HVOHS ATV JOH TIYLID TRMIALO LD
0t KTIYopa 545 T 4140 17O S1LOM MY SWULIG TOOMAE T
TV > R0 ) Ly
oy ek TR, o T LM Tl BT LRG3 K0 3% 01 W v
e o BT e ue w4 1 W0 vy D VY L
YD TR, S Y3 'S
WA TSN o 20w NAGD TITHS VIO 0N ML 0 SO

et 40 G K 3L WL T 0000 1 a0 W Tk agios T )

SYVO N3AAiH

XIAANI 133HS

NOLLYWHO4NI L03r0odd

WYEL 193r0ud S3LON TYHINID

iy a2

po e e

411 TAdRLiNdAY
LS00 ¥ TINHT Ok

@%

VO 'ALNNOD ZNYO VINVS
dAIdd 13N00S 1689

SMVYO N3ddiH

EXHIBIT A



SNOLLDAN-SEOND ONIJVVE AWYHINITIHD

ema | aecwc w9
FO-TR-0€0
55090 o wweady

ASRUNIN ORI SOy

]

(o= mlm-nm

s3e0 UsppH

‘2 'ALMon INuD DjuDg
‘oN 1ood] - dopw ealblue)

6151

=
wmu,

1T3MIS WEvw DOV

NMEED WSS ¢ SIS BT o BHEIEHMONG WD
bl il
THOSE YD 'TIAD WIMYS

Lol iy TR ilﬁ
SaEind

QLOMY viddY JaOHWDIMBIEN
NYld JORLNOD NOISOWE ~&YNIWI RN

4 F

NYld BNIOvED 2118 AHVNIWITIWd
HY W LNINFACHLHL AdYNINITIHA
NOLLITOWAG/SNOLLIONOD SNIlaIxd
ONILIOT dYF JAILYINAL
6199Ug 03 %epH|

mausy gt S0 MJdbE L0T'LY

waly PG

LY

Puoudale )

BN W] B3y

Hopoededd @iy

sigRD jvoowey

AL 9980

eiiedd § 0D 2UIIDd
ow100 g e8o

llsia Jeop wesJD enbeg
IUHAPG TIEM

OuOM B1IANG ALNSD ZNID BB
UG WHORS

(O VBHBNUDS ANDD BRJD Rl

A,

M ARG

URAPATE IGHORDISRN 107 OF

va[) peeodody
Aioo e #dP0H muio ‘A4S IT09L «IVLOL
vaf] Bupaena ‘46 §59'
g i g Moot 45 el
wnijpen - CHUAPIvEY 4ORIN - -
LBl [Bdsues) peeodody 46 59
Arusy so| [BHUSPIS®Y WDGJn ‘d'5 oRgh
el paoueg Buep e o
-
PuloZ  paecdoid 48 0Ll
5 u;om« L] oS g9
WuoZ BiaaKa e
orBeRaAD - EW-g 45 9960
Wl COCI-EHOCR Yd K N
§0058 v3 'soidy 46 858
s
& 2 ‘eeli-ndodd N'E ) cgol
2 3 g
WK 7 JOUNG SIPNPATS syauy 100

BB 199]044

EXHIBI

Rt

=

s

IR
Il

[

il

il

uOPPIH

6261 'ON 2084 - den oaqBILe)

syeQ




FUFO e 4% OF ¢ HOW | T Hhavi

Y a~ m e a ax

tNL

Freos

=

EXHBIT A

ween [~ 0T
o | covctie e

159090 SN uonearddy

§0-190-6C0

aguny Od0g T ReResey

'SUVATYEd TN 'TOY
NV 109¥ WON INHISIQ S1 T-WL T3IHM

g

]

e

‘G22UL SNLLSIXI ENICYYHAY 3T1V.Lad
NOZ TODY ONY 10GY - SNYTd SUSIHOGHY 39

\)

N

!

Y60 UOPPH

Und oodijcwieq/suoiipud] BulEng

‘Da 'Aunop EIN4D DIUBS

MDY Mo

R |

[

By uEoh - L R SHa Trand
1 W oo WFaTd - GHIANYS
L DA WECE seMdWE
L4 T oL S0llvd b NTTRRIOE

‘b TR Au's Ml

I B W sl LT 4L W

AMLIHED LYY ¥ 13 R v WY QTI00 W 0 plem. SOMIOM B Noud wndz T 40 RREEW O GITRILR WOLELLNCE
e Fotints dorr 0¥ i BL i WG ATVMLEVD TITVE WOLTrIGN] L . L G FRTLSI T BaSE W

AW Loy L MG oy Vol IRTROMIANY “Romainle ik LKLIYALAS LiGllad 04 LHITH
Yy T S B VAT Tort i WM YAVY e SIVIUTE WG TIV AN GHY 0CR Tr soind U

At S L VLT U Wi L EHITTY Gue A3 NELTERUNG s oy IO TR oty ol

ANNMIIWDBE W
NI SHIINIONT
ey

vy i I Sha ol LITH ALy S0 VIWNH AIYIGHIY i XuAGks T BOLTVLURE MOLION M e rakd
i it GO i DM, LTI LY Dl AY 1Y SR 3D AL TRR WOLTTRLND OO0 Tr v awn
e T B3 ot A7y Vit APV i MO O TR 0 THHA BOLIYALNCE St 1l W

PG 177 WA Y LYY YO 050 T T NWEO-TEY L% JUTVRH (Y ATy TARLIVAIIIO0 YRROMITTD s Sucih B
et st S i 400 4357 e KLl GIOTIY YT 24 0 T OLLNII ) AV ST “weom T 8

S MOLLOAING? L B3 ) W W IR, Lisvh i SALTOMN 5 B LAIRE OIHLEN o

CLLTRLD  ArE aaL 4G AR MR G UAGGLA 0N M IONTRMGC KLIVLINGY o #3a3n ML NS St o
T e o 0 AT B Foron bt WAUCH 04 0L 30 Link WY IWSOTAIED idey Yo Levoma S

o i et BRI ALipocted (oY WOSA TIF 40 ALY BLETLHI Sif WO B HOLIOD MOJ AT
o Thron 34 TI IOLTTALA0 WLV WOLTHLRRD (LadTXN LTI IRHM DY 77 Li¥i1 HLA TRYOREPS o

b
sl

{

NIEI WUHONMIS » ONRIAHTE QRO
Ty
ll‘ﬂ;
29056 ¥ TNHD YINVS
133H1S WALYA 0G5

WL B 0 LTEEMEOMRN 3D dv JUTWNCD 3 TI 16
Al WA FoThTT) L GOWOTTY B9 ion ThA AL WALATY 108 el K30 ACHES oA W1 SO KBRoH Ioa T
e Tab 14 0TI THm s BeLAARLLTY T 57 GAROTIY 390 TR PRI mumid L4 MM DELET Limsd

Ay v U
oot Soaie DN TIVHE WO 1T YOLISCTAAY YLD 180 T a0k KNS B4y Sem THEG Y EOUEY S 1O

TACE—52Y

WPLALLY LaOedYaIn]
s v By S SRLADY T SOk O LN LTI B MKLA DL oo TUAIA L 8F TRG00 B s 1800

AR ) w0 POLFTAVLTE AUTWND B D A 0 WIND AIVIRPOT puive 1 QRANR Lo W TR
R T i S M HBAD TS e +ILLCHCH USTYTOY B sl FLAOL MITH MOTY o 40 Y S0
e i ey ot 03 14 DA SO T 47 Sourudn HOLINNAPYOD (e SeoL I i WGP TR AL 3K T

JaOsAN | £ui1-RZF

\aLiEe Tarm AP DALY TR PR Mnrln3 e HOMRLSS pis Sy O YD La13 20 TR EROLID Jmocy S B0
P VeLTVRLKED 71 A A W TIOIn GO BG TTVHG MY 4G SKLTK W STt Saduny i it Tl T A
oo Tndn KT WOLLKMOD A W Y

o
O VG WOUTYRLE B Mk BTN JwTvs w0 sali Wl POl RLSES ) TV NG 0T GSATT 36 LU SR
e T S WLKAD T T 30 LTI BN RUTAYIEE 3 KUK R0 GRNA GV Y T v T
‘aren

THNLLISON NAD TIE v W HANGY TG R RN SR
s O TR AL ey PN DRI IMASHLNE TV & TG 4 KITIN T G 08 RPAT

ks HTHIVEG 0L Y 61 10 vl O WL B o0 A X
P ————————eaC YL U e St MBS S it

|OnYe NIV O O NTHG 400N 00K Wdm TH AR ITLLFWRG) WYle M M0 NGRS BLIATS U sl

%
]
)
|
;
iiji
EEEE
T
i i g

1o ST ST KIS TLLSLI S S 30K TR G (Y LML G T o MILVIOT WM Tme madvalid b

assn
- B A TR KV WNis KnGhS VLD DY HLRRGA AN TINYPSORS Th MU INY el 06 RUITLAGD T

LA AU T TH 40 34000 BEWRLA M Jru EHNRGE G4 WOed 3 B LR 04 jesdmleE 1

J ]

{

o i

- N n i t

/ ; ; t

n A i

B090N a3 owiag S 4 ¢ ,




14
m
HN
610 g
[
HHE
.| 82
P ¢
g1z
Il it
&3
DQm.
mun_
N bl
gl b
XK
el
3
o
2
M
o
3

) B

“ONI 'SUBNIONT

ilﬂ§ wyYid
79068 VI Tlfl‘m E'.llms

W0 TRHUSIHLS = DNUABOS DHYY ¢ BNREESHOND WO
ATIMIE MIYM OO

EIES—9Tr

YA SALLYINZL FHL ML @NOTY OLLLINGNS S¥0d3d SYNIYEO I35)

WD T TAEUSI =00
§ 3 SRIEE OIS Uid -

T3 =08 U UU00d
T PTG INDCHVC 0RO - dalC-NMH LNIWDTAAS0-T0d

dut0-Hitl LNINDGIAAE-150d

B 00 LN3 I Dwd 0] INIMGDTSADD- L90d
SUO=LNII HWaJ02 INIHJOTIAIO 2Hd
WAHNIGIEsALISHELHL TTY aMIYY
BRIV $§UaVEEY QLIS

SHVNIVEd Wa01s

159390 oN uewoanddy

ol FTOS

UOIOPG-6E0) 43N0 JEIT NEQ

gin gmus T7EN 107
9195015 [EIueredy PIBPUELS RRUnos
P I

H ‘

=

Angnzawd Do

T - o TR

WB|J FUSPACION AIediEa]

4 } S

WINSARUINGTE ANIHLNYERA W YATY YLy
AL AVNOHIOON] TTYHS i LHIRIAORI
153°0N TN JHL ST 704 - lEiYe O

L T

™

‘aLE ALWNDD udd
NALLIG ¥ Y ONGD

HALLITIMOZ IALLYIZE -S0d

a6 DN DAD LLE

0D v

* #25ina ‘eund

£ oy

oyt B i un\hr!!r-!-! i Trruwy LAl
R e et — s s
b - ——
re o .
P s
R
vl el
| g || |
N i. TR H .
1 { ¥ o T W G
P
._. Sanien B [T TR T ] 2;: f # Tk gy
i,
1 S W iy 1
. oot
- "ELN YIS
GAI] BUBIA - UoFoeg [Baan)
i
, ro-i3 o
s~ P .
g M S
.; IS =1 .;
! = {ifv 4
et )
g LN 237705 R
oA eHRH - WoMoeg [FOdA)
oL eiRa :
-1 ON Omd [Ty

‘a3

[piss Ay 2

oL F

TR

EXRIBIT A

-10-




VDN STHL g MOII e HOD CIUOAREAS s
Spond e maim LTRSS B TSRS P LGS SMILSaT e Bl LT Y ot + TR
o O e vy Eownwcm Madrih LiMkay wpsrrments

s o7 R R T T S ug|4 sbeueaqg PUpE S AJEULR 4]
i 8 Sy sl 5 18 g 33 LN S i

o ugne YEbeE T ol G o pesa e b AkiD CEURL T
i e N i nGar i Y o6 TN e RIS N3 B D
NOLOTUEED J0 AWVLS 04 ¥Iws SmAT (D
L L] AaHAGS B dasiom Thrre HLIHNED BU B

I LHBREASEI Coney B
sn kD NS Lid 8 NROK BU D Sain sl 00 LUWORATY B
e T i A TAeIY TATRGALTY win i T Wl 3 WOLoTald i %

S —— ...f.;"..:..‘ ..h ....u.”,

i
i
i
;
!
!
!
|
f
EXHIBIT A

amauin OHMORIGN B bt STy Nuldnt
. GLLT/RUEHOD MM BTN MnDHAOUIN B (VU BRI A Ll MY (5B
S et inn Lomety Trvie numnd SrOUNORLOTN Bl Aaams dIRL L

it e SUBEl TSI UL N GRICSm Bt YOO TR HLLN NS Sy
A T T Likararnmdl s NOLOWISNGD G s eTVRE T ¥

I1SHE-A0 ON U addy
i
:
E
|
i
5
!
i
¥
£

5Q-720-6L0
QUK (8TJGd HIOSRRSSY

YL ML GILannd 20 TIVHE
The LR A TIY WA LPAoNS BU A U Gl AHOYEL R T s

\wg WOR L ) ONE T4 AT AMDD GRIium 0% THWY MIVVE Damsas Tr
St 3RO T4} SMANE | PCL Jaim et OMABG B ANILLAH YIitLaL
LT o T TIe retas T L miivé At TIVHR VolaTRoe B b

Sanisam Bl wd VEWLONT AD GIAEAY
LTI/ st wmp s uetvo s o sl e L) 0 SRR
peaan urd LIEWAP A s UEnOZY AVAUNN DAL 4S3IE3 esiie
eI ) Rowwnani S 4L Rolea EYW RYY) TTRE SONTSWARKL DHVT G T
]

B A TMASNeSY W Mvils YoRir(d NOIBOUR NAINN. SLYETARE ¥ BRTHN N i
e N aN e Fva VA WALYAYING IO WMQYS WATIIZ e W T

Pty
g

SToN PAPED

(1404 ¢ T 04 - 0 TN

oFO wop0eg ReMBALG

pag o

s¥eQ UIpPH

U]y epoulodg § bulppsd Adoui|e.dd

‘@p 'AuRoy INJD DIUDE

33 &m,mmm “REMTAI]

AONYUNLEIT NROND
HO BHICYHS JO SLIAT)

o|m
=
S
m &5 5 a0 Fn ¥ ianeis o Seon 2 o
. Rel e
m m@. ‘Id DS oog'et
m

T T D s ———. Dy 3
WL TR T 45 WITI oSl me 7 NN YLK T

IW! x4

19 Tl

28046 ¥D "IMKD WANVS
1TSS WEIYA 0O

THOLION 2w i GO W TAYICAGA
Lo 0 VTN WP LA TN o 3 urmmidd
i)

NGOG BONYL JINTT DE%
s

WOLLYAYATS MGiVL HWD OFY

VIR0 0 30 ENlRLE SRITA D S

BOATETY) ST e AU

OB W HLE
¢

EE—9Zr

(EELS) m_..m_..a FEIEENY

Soasx | 9.1—uTy

PN

e e .

o0 L] %
A

it L




o7 'Kuhan Znag owog | P l-ml QL =oAL T

GHEO WPIH 50+790-850

unid eboupdd ¥ Buipods fapuwus|edd camduing HSSO g eJorEeeey
1590-90 ON LaNbaddy

e 'uﬁﬂi 200506 1l

M0 TURLNKIE  » SHRIAWS N1 5 DHRITGHBNT WO
T5LI-52F [lﬂ; xvd
i KR T

"ONI "SHIINIDNG
LS —R¥

TIOGE VO TS YiMYS @
AT HEALYM DO

1 »
¥
. ol
Al siily-
355 l%; .
;s s
a ! .EE .
oy i
| D
3 .t
e § ik g .
g = =i | ERE EE £
: -4-H E" —4
iR L B
| i i 3
: u = : bl g o
: " | & E ERtH o
FERN 3 A :s b i 2
B[ i gt o
o ?’ i fut
i ‘53 — [
- fhi
¥ -E‘»
g
. «
5 i
5 &
. . i
5 pEE e
E
h 3
o o
g R : i 4 R

_12_

EXHIBIT A




A

g

0
=

1

v

UoK}OnFIEUET)
[PAEAL)

L] [ LOMTIC v

\590-50 oN UoloHddy

£0-190-8¢0

LISQWNN 1#2UDg s owsmua,

wpures
P mhmsvm

vaig

s e i) e OlinAded 38 TV LNEOR) TTY

‘wry sbve LDNOD TN
LMY W0 YL LNros S3come W D) VIO SFRL
T Wi GALNUTSY YIHY WY D ENOO M T L ENOR
-y )

uue FNTIm
2.8!:?.!«—:’5!3;

AWITKIAN EROR W TIN5
A0 B VI I N Clated ST INOROR TN

LA CPRL B i YR WYY 0 ALY
VY ¥R e (T GO B LA WROLIGTY
.

AR AN RGN ) BNAC ¥ T

S¥E0 UoPPH

‘0] 'Kuno) zna) DjDg
up|d 1oJdiued dalscag wiedd
g
i
!

i
¥
Fl
H
¥

A0 T YT e w iy HEIH %0 FLTHHE 20 ALIKY TIY 40
rabe TWY 2 NP 9T 39 300 TIVHY Ovd WU o0 tuDim 4L
T

WD SOV Dy JPTION BAOLLTIO M M TN U O
ALCURYSS MG 04 SPERLTIN o SO TGO WD TR
TR DD § e G 20 s TR Ord B O SRRIDDL B

L 3 TIVHE OT I S0 KLLMD 0w IS i rhIacer du

BNOILYZTd0ad% NOTLOTHLSR0S

PO —

i
[4
i
f
i
i
i

Mt roUBLE AR ERERA SRR 89 OV RaDded BRI
dry T o] e s R sl e

A PHALORY 83 R SALLAN Jp Pum e
B K et ]
Paamn urva v bt

O T L T Ty
th oy Gam adadn a Len e e Fmdn
P L TR |

mahjen
Buguas awmaou. o B T bl Wl (0 8 W E
[P e e

POy

DHRITHOND WhR
“ONE 'SH23INFON

S L
ot pepsdurs e a e Ay N MoUR GRS

wod v w
Map phn PR e Moy Ly T VDD B uEme
U] memckae G b T OETA sl Bua Sy BAR e
Buwady resd 440 s DhARi ikl hmmaE v

Awd
ML

»
it P SRR B A Samy | mm eoves v ol b
P i TS

RIS aiww DOEL

HOERN WHALOALS ¢ HMATAHE DNYY »
}a{n
158,

ZP0RE ¥ IO YINVE

AR
7 R
SEET | e e o i 5 e+ s PR SO RSp——— ———
B g ey punp e s Hhes G A st oy G oy 1 dANG IR Reaid N0l 154 Hoe mnananes s Tl Gy
e 1 s45y W e b o b o o v oy
ot adecean iy 41 Amrees priTDs P ph AUR; ede o - nBeq u} rmgme e sdmirs ey gy Ry
e S 7 TETh 4 B o e A P 1991w a4+l 1 Neinpa) BUpPbBreAUSD woreay dneD RAEO M0 AKNOD AABU WWE JIOGNUSS ¢
NN 3 ORITREYLE TS PG JuAlpIG ]
3 — o DLIPLIOII T T R o pawn mq Ao wEmq DY 20 wussn st HERL SebR Bus JiE J0 RRQ sieAN iam
i Wy s e S sl B Aamm Eaymd P LTS v i P L oldqed o4 o st Aoty it gy v Ve v R
gl it fagcpnderomid T e S aopy dodg
[ ity 3 wreid i ORAES o8 e uegETemn B Raplmme po hey
Bt w0y it & Sesmys U = a1 s e B v vz e
prDiiy et pormirBesn
oy o i i e Ay oy § e A e Butcode T W T e R _ N it w3 g vizbs e B U S b ey 1
o winm) A0 e S M aan By iy gy o TR e W L3 L ; ;
it b T 7 A DU i AR Sremrne e av Lol WA o TR o iedesd Bunamipe s smns
W e LADU SR O A Gnupeces 8 pEessh By Eer direa L e (ARG 73 CTEb R D B SUUCW B W PRNCEMIT SO EUS.L0 g3 PRETHE RO JOUT (P T .
s s o AT = . Supiern wq oy gee g3 b ps B 7
Kmiriess Won wpea pum et g R e o0t bl b iyt B HIBHHIALH] S e -y ey
pisgplauler spvihsonimasimgntienny et it ——r— = R
e Bl by A [ SN M AR B M TRRIRAA KOV LIV LT ALY \ e W ]
e e +a W s el S TS & T ey s s Yo s i e
TERYRIINITA R narm el TR gy D PN G R et i yem
S — Yo ToH nnin gou Eamayss s 7o Bunors 7P Bausie 7q peroniosd e (e e ted
L ARV ROTLgdGH] e e ) P o g e el =t gy g pirds s

o
R el o]
Prair wensgd o paloihus 2g puqn memam e am Sarby e PHEG OH
o e wouy EecmEod ve (U9 pOT pRasdce gy kedy pun ‘gL eaoian vesmiey ¢

WOI0N [04au00) Wdjeod:

L W Sy amiay miL G BRTTe seevy W by sBousy
g e 4G BRI e A bein) 4u B g e T
W m .w Ty g S
e m 1=
= it bk

EXRIB

-13-




*UGO 'tk ear
PR i) AT O & O 1 FIOR euTee

010Ud [EleY J0qUPTEN

x|

BIT A

O
=
}_

e .
m i HEXYL F¥H DLOHY SIHL TS

¥ QIENTHD IAYH WAL NMONE
el H M SIHL NG SIWNLYZd NUE
. e [ FLON
REIY
g |~| B35 (%
BN L
0k

&g je

$il3

&2 |8
zle e.m ¥

5
i3 3
Yav gIvos

GOMABIDNDAY Ag M2 JM3PUIOUORY

1002 "B Aser

oo 'Alunon Tnu) blups
- 8§eQ usppH
Tioud joidey poousoguybieN

sotudeiOwary SpmwWouary

LuURE] Pow SAM0g TTWEUNSUDD 36 PUET

o1 ‘s2|Lad0Nd wE MO

- A0 ZN] BES ‘B @ND0T |SBY
S¥Y0 NIQAIH

-14_

/B

Nt SHIINIDNZ
g,

GNRLIMTRG WG

0

SINOH ABDLS Dl INLSIKT

g2r ?rn} wvd

19)
TI0S6 VD 0w VLNYS
LIPS HAUYW 000

NOG30 WAUITMLE ¢ SLIANIE ONV]

TME-6Tr

Gimitn ] {021~
S

TN




10 T
w x o
T v e
200V L
T ™ -
g ¢ e iy 21 E ¥ .
T g 3ine
v et ™ .
NVd 3LIS Vol g 718 vt €
oy vy | odmend w1 ] 1]
oy ot o 1l vt 1
- vt o2 re .
(g ) ubued 1 L 3
oy g 1 000 W g T T
(v s ag v '
D3ANTuS 5T o OWumn
SNOWTINDTVD ONINNYA ()
- e WY OO
JOR L FOMT ATY ENOL YT OU v YT 3007 "4
e I s
E R 1]
rmsma— I evon el i
EIL e Bicn !..w«“!.__a LJ-
i
AW iy am gﬁ«ﬂdﬂ“rtgfisy L
34300l SHOLLY VIO TYD v3uY 20071 Tvi0s
e or

41'SALFADYA WY
SHYVQ N3AAIH

HOA LON ANYHININ Y |

LOLEIL NOLLINYLENDD

SrZeCSED W e¥

] TS QALY B W LOL T
48 Hre T R

NOWYYIZTYD 23V QALY

wiLse EYIA0D THONYA 96 ABvINT AR H
4% oA Ahiny Sl A8 TEBVANDT T
45 ww MY MY LN Y
15 1w A 4O BLHIN 20 WU 'L
FE orll yauy ouvd T

. primrr e

SNOLLYINDTYD ADYHIADT LOT

——
wernavomims
3aas 0 v e vaara [

oo
LT SAITATEY W Trew 1 §36 ATV 8 Thven v sasvors [
PR TTES SEY =
vt Dranad AL 188 VoervEwhiNG DAL 50 sesvasncn s vaw suuvoom [
“TONPAYLAY WV 925 TIaA w1 ey E

4 WY W2 207 06 M3G0 BOOKLG
L T U N 1% 030 Dot 100 11

v ion [

own s v [5]

s

a @ D
B B B e et .
i R e
£ Fel Pl B o 5 SRR
g & S

ot TN

NY1d 3118 Q350d0¥8d

EXHIBIT A

~15-

Fa
. ; o
i
[
o h
oo e s [ T ;
rwmews Pocoeon L3LICum T WO, DA * LT LR I¥ BRI E
s
¢t WY
Envay ot O} VAL wina
DMV WA 1L B “LNYWOAM TR 40 HOLLTRZ 934 PO
MR LA L9 LTI DR WOLE 1W BOWDN E A i
et mr o X0V LTIHE L0 WA T TR WD
il ey BEOL LT BAN WO FUDN R M QUM MU 8 30 D0 Y20 30 ¥
S o et o e S TV :
e
SmEamTies e um [
T e L
——— B asueas raverom 2] ] a ;
it WELLYSOH THIALDGY V04 Vs 1
OO acw v i . ca by
SO 1 s VIO Wl HAOHE P ORIAL TS 115 DO NEH & a0 R ] 1
R — “aRiym OWY B TV TIOR 3 1308 Qe Tvy Faveamin i) A m. A
R o w0 AU Y1478 06 43 Y3 T kit [2] ’ ey
3061 v 3w e ¥ L Ml B v YT 10N 3ueansrnrs uave oniovs 1] T i
FWOOMT 1 VD BeE s Niekd 30m0ue 1] . ]
413 ti3sarMIAY }
1500 % DiHMY TTrM P AruEna ek Cas OO ] - i a
wonan !
PCLIOTY VOr TP B O w3 - vy ot [ L] = !
v 1
ArTY AR oI L BA TN e CMY TO0w ILHOD WL 1 300N Rahall BRARLL ELLN I —,
i ot Al Rt Kl 3 144
BV BFORLL O, IRVt 3re 17 181G w4330 DHRKITIDN OL - - ~ -
Wk e L ek e O D S D4 Y ADYI0N 4R RO TN B Gl BT otl ki
SILON A3 el Dl Bl




£00v

o s
SNOILOAS
wnr._m rawany AR
o syma SNOILDAS 3 LIS
2-3 NOWDAT IS
. 1N
13
gL
b b [
[4.4
L1
L T LT e
“““““ woe
" e oe
4 40 l bt
w————————r— rﬁ e
Lri80 il
o0 st
g2 | I g
Bx | =
m.u ]
HAE
sr3 | 2
e
Al
L A 4
§$ b ~—

EXHIBIT A

_16_

23
m m
e
=
2=
=5
]
z %
h (=] - ]
2 =5 - 9 NGILDIE 3LIE - ¥ NOLLD3E 3U§
g 5 9 .u8n O 4NN
e ]
[ =X T it
woz
0
— T
ShCLLINDL? | s - W
T3
e
11
N |Lr.“
PO 450 B r Ak — -
LMY LB DRI r
1
1
!

—
—
—




i ANT

§v13a s NOILVYA3TA 'Y .hpm_:GOm
s . .. w
- T " i
¢ ®
- q.sw - L £ c# oy AMP63 YT NYO0 _— ailll & t; .
._ : : i ” & - W@ T -
o4 X FEadh 5, i nd FIEs AR
+ p Halinig S
) (53 : o, T

PO N L3V

— E— 2 »
~ 8 VD =
ER—"
—E i
LPi80

ees |z NOLLVAI13
g8z | Z 3ON34 QUVA ¥V3Y
HE
gzg ym

° Z
wmm o I F LAy . N | U, W
EEEEE -3 | ||
¥ » i g 2 _ _

|
=
et
—IL

||
ik
= —
|

I

— e
=
|

.ni
T e e = T8
¢ - i
2& R Lo (R
5o | I
Z2 _ [ .
a3 I I
Z mmw . - o e Bl Tl
= z IsH - - bl - f_. e
g = 4
5 35
3 2%
£% Z SLINQ 'NOILD3S
30N3d GUVYA Hvad
_ ]
T i !
e et e T = ] -

o R

& umay Gore E LY WO
R WM T AL 34 NG H3LYR UL
Bk 530 ) D DF

e Bk
“ R W S

43) BAJELINIETY ™
LSOQ ¥ TAHHI T ) sousy aae

[y

IS e

EXRIBIT- A

-17 -




ey oW e

104

"o LMY

YN IWADW3Y
¥ NOWYDO0T 33dL

YN LU

il

CHEEAE
A AN
) WEgRRMG
L) NATHD
D02V E e 0%
ARNTHY T YO Ol

\

1

-

KD 13N00E LAk

R KT PRIy )

Y3 ALNNGD ZNHD VINTS

Sl 29000
ANTNSSISSY LOVdWI NOILONYLSNGD
6261 110Vl NOISIAINSNS SHVO NIOAIH

r——r o
TP e
T s Pt S 1)

sispngey Gugnsueg

50130855 9
U3  SaWel

- Ly e M e i, -
vnm..nu_ﬁc:muw._m:._ﬁnﬁna. -

LORPUC] BSL 0 AP BAOWEY
sxrechu opInssVer) o) NP 0wy TR ) FI¥08 DpldvD
SPeci) AaRag 0) NP fEADWAY PopULY [
Jequnu 3an paubssy T / s
saq paeol e {8
£aJE PRQINISHP AlSPOlAdl] UCREDD)] 330 PRAIMNG .

e B

W

JAlyd 33n50S

T

llalllllullu
1

ealy _uan_..z_ﬂm_o
Alsnownadg -




Bupn:d Bueseaps Adoury L
aper LT [ER I
peauds Adouez mew|Noaidy O T T S —
N O m < wars om0 ug, [ B0 PRGINSP Apropald FVIS OHAYEO
o BULALG 100 LOLISUODAY]  amwn et asmeag 0 3np (enousty papusweoay [
PR e
VP NOLLYANSTRIC Bk LoREN=RI - / 7
1 NOLLYDOT 3345 207 UopeAsSRId 1L sany parescl pR 89
_— swozwou o L) uopeact 3an passwns () -
_ puaban
. 3AIMNG T=Noos
Sapersy § URHY 'd el L6 IBAE0Y s * .
nanEs L35 "Rl 4O A Hgna 1 ‘-0 1 -
' i ELcit ..ou:ﬁoﬂnmn::ouhﬁ!umc:!ixuﬁuﬁﬁzuu!hﬂ:ﬁcﬂag S T e e b T el /
™ wiomem ] W I RS 5 P AN G152 BB PRRURLIE 0 AR VI O Y 1 ;
™ nl W TR A .
ey Bi%0 10U Buapad b 0 UORBKILIGY J4Q PUB ) O PRANDRY i :
o mivadhevadye 3 W DU YOGy PRI PR A PAUKILIIZD 30 14ys UBURAND) LOREBLA |
§0-TO0650 IBURIAING AsBAEP JO POUIFL JRYLS JO 5250 LJANEOS, Bufsn papesd 3G §EYS |

¥

W3 "ALNNOS 27 ¥ANYS
] HODOS 1588
W EBUHA J0Ed HR

INIWSSISSY LOVdWI NOILONHLISNGD
6261 LOvHL NOISIAIQENS SHYO N3GAH

SO-ZEC-HL0

e LG g
UL (TR 1Y

2331404 Siynsuo]
SaLI0SsY P
U3y 3 SaLAp

GopebiL e weddng -
40y 1IB[0sd B AQ PASHQEISI SUCRILDIUS B OF putLOuad 2 i SUCRRAI A

ACOUED BELL PRMONT 5 J0U i IHS SKA U0 BAN Aue g0 Sujunud pazuoynRun

- ‘SCREIaIR AOUFS S

SUGRINUISUCT 05 Jopd J0jEnuUad

201 AU 0N 1231014 B L PIIENPAS B s Bulduas pasadaxd ja SEE Ay
EL; T=IrTr

“UORRUALRRP

u SOPEW PO 0Ig D) WD dEHNG PAUBISION! UM PRSEA0D 3 i sl00
pasathg "ApERGUALL PALRCY BG M JHO0MIE BURMSLAY I S500X LDRINOELGD
B GupNg PAYUEDWN 3B SOAl S32A )] FBAL punue apeiS [RInjEU A1) UIGURK
EPRID 10 WORERIN

“Lppeay DA U 03 SPOLHIW UDRNASUD SAgaya

150 24) BULLERID M JOPRAUE] BUPEID PuR Jasufiul SHO5 THIGY Ptug 2yl

SIORTRF PRI |

‘eoik pppand |

S U (A3U ‘Aacd J0 PISOOSIP 3G PNous 041 AUE )5 SRNDY K0 SURAES. |
“payaad 5| G2 SRA U] TueudINBF UORSMASULY 40 S3PfaA j0 Dupdd 'ZdL |

St U PIMORR DG [ O SSA0KR 10 ‘SRR SKHAIEW LOpannELd yD 30205 oN

1) auoy 06 FETED] F0

PAAGIL 34 10U HEYS PUE

5u0GHY alarg S 0 WOHIEITS SR JPUN ‘BUPERIB 40 JaTUD D4 O Jopd paiSUY !
g, v DUPVBL] “BIRHNE 05 21 S SR B] O] 7T §3jeq ALR unaly) Jeqe) S i

10 SUDRDPS 40 SRS JEIAW DUWIE AQ PUZIQES 3] ABW S “SRRRARE UORIHUFLAT |
a1 Py BUpUR) 3G 0 PISLLEA SL) FRASING Pus-C- [0 3G RS |
ey 40 SeiPG “dEw PALEDE B\ UD PEIGUSKDP SEAIE U5 pEISU] B0 Reus ‘punaul i

o, PARPRQLID ST [E10W U TYOIY L] SEUAY 24 UBWY 552 O "Bupnsy e VLD

BuoZ L AroreId Ba L ¥ J0 WSS |
‘PoSSITISE Uk GIMAABL 5 I SUDREIUDaOS |
wopenesax s, BUpEsD Jo 1950 314 0F Jops FeKl Xl IS DO syl i
(RO LIRINCD § P abUE a0 Ispogiy 132(0.0 ol L Bufas v ¢

easy paginisia

i S T BORRSL L MY L Asnolaald
1, PASSISE XUl AJRBUs AU VORHP] W6 Iespaddy Jueid &3 ’
spjnD = BUISH poseacitd o [ s03. o aleuep, FRprpu g BRABURY | i
uoRRAQoA 987 |iliad] pinoye ) FUCRI} PR SBU(IPIE L —
WOROBYLIE B 0 REME B PINOUS amE pue s o 1% §3aNId

50-T90-6E0 NdY “anlg [anbos 1589
SuO[IRIYAAS UGIIBAIDSAId D311

I

- AT

ARaapls
407 WEISAS IPRID-UD
= e

J\m
B
'

\@\.\G\
A

..‘19_




ey Wod upd STV IDE) S5050 YD TG PRAE gk 1 DL
Wiks  IDIUHOMY SdYISANYT SIMI 1 AHGDTED

s
0T
22007

SO-ZY0-6£0 Ndv  Aunog Zruj ejeg

SHeQ usppiH

Jenwang dep UOISIAIPANS anjeis

L1

b
-
(oY

5
i %Hii Ji 1 Al 5 gi iilg ]
i H i . THIE I
i “E;gi §§§ig] §;£H’ iiig 1 i
T A SRR PO SRS O
: Ei hi b § il ﬂ]? RN
Ji;i ,:ggj iiiii Ly i§£§l !%;
.| HHEH IO AT
» i
PREILL: FRNS RO ST
Eihts:as%{:haz Braacsye Eun fadusosibbas
l; i g f.i :{I! (]!
ot TR IR FRHE M
bl i
-g‘ H ! i!g -2 hE, HE R ’Ig
e R G B
g?i }{ § -’-;li ¥4 ii IH F i si !i! tr]"i;]
i Ez ii gl ;!]a 7 Efﬂsi;“!i i §;z,
;i 3uﬁisi ?l]! ;: ‘h§!i£:lllgli£ T ii
! H l" il % ?ilﬁii 143 i*i ‘il lﬂlr];
it
J,;L!f LR hi HH u}h}h!uu Hil1H]

Nhdch (17 duka) kot T s o b pimma
i .l vwkar i 0 e of rood bl

Y]

-

s
& T

b

e

Shrub Planting

2 gyl

LR | f!:! HET T

LY "lli I "-!‘llt
TN ;,a! T HH; e T
R il 1 1a i i

AEME RIS AR
# ll;.‘-:'li 1 '!Iii K i‘ H ',if }
it T R EG b |
12 L] ;i];qii ST ;i“i 1
; H I}I T n;’i !
= i ;E]'ii !i;i ﬂ:gi Iz
i,'i .f‘{lhl}j-;iﬂ}]ia !i

I;hm,,‘ ,]1
X iEﬁilJ.}ﬂ,ﬂ; g

1"=20-0" @
0

————7)
4 20" L

Tentative Subdivision Map Submittal

Planting Plan

_20_

EXHIBIT A




Lkt YT

SNOILYAT 2 Q3TOdO0Td = F "ON LING

.....

SNOILYATTI NOILYAITE LSIM NOILYAZT2 HLHON
| 'ON LINM L LINN kLINA
— S T T —
- P G
sy o A E g ———— ;
weyat G3Eys PNy EE
1R PR iy —
- 0 mOPEYS 3
kL Pusie ReIOH IB1Y 4B RN
[ —— oo ;U8 NN Rk
A _ -
R 0w J— amnm apromas =1
—r—_ Tl s gy
L2180 - ..
———— G spn Eg - 25
885 | 2 et e | : L
=3 fw] wiz f & 5
wmm Q REEER
mmm M —— m— oo s
# |8 mmT —— —— [ =
g nHa |||||||||||||| —_— T
23
2m
n
3E
=Z
m 2 NOILYAZT3 LSV NOILYATTS HLNOS
5 ax b LIND e L LINN
EE ) = R T
a1} — = [ vy == T T
5 mm \N : - % il . e AL T
== LIS S e T ; -——L
i Gl |.E.. 3 b o) T
GreAUDACD L B VAER]
oo Dt "
T &
e .
G R ! cquit i}
SIEEET AR ;
i oot s s e e
150 T DN TV e e e e e e S T
o ——————— ] el
o B i U

EXHIBIT A

_21_




o1 e "
1 owt L ]
. e

T TR T
A FIONRLY B 10T
et 2w &3 Vidr DT WADL ¥

ron L3

o ]

s ooy

133 u ey

—————— ARXN T G P el
FRQ1 1Y 0 VAN UM AT 0s T

SNYId 40O e
0K 1NN s

e 4 30e oL
——— WELVIWD H WIAB Ddm AN

i SNY1d ¥0017d a3S0d0Ud - | "ON 11NN

i LR NV H00Td ONODES Mizow

e—mEI T T T T LIRS 1 1INM NY1d 40074 LSHId
(3431 !a:«%.ﬂkﬂ.m"”.mﬂwuﬂﬂ%m

AayvRyn 3 i
T 0 AT TR R

SAR 1IN0OE LFG
d SO W

EXHIBIT A

o s
Ly pronoan

(] T ymza
4O 4 1770 U0 WCAL5 O
DM JATR OW TR

SHVYO NIAdIH
£ 13 n
b
I
|
i
|
|
|
!

-

¥ ALNAOD ZIKED YANYE

4

SHd

——4—<
\\ g_
" —

DNELSNOD

-22-

2 LON AESHING

T

WIENL NOLL

Fr2Hreto N'dY

FLv
M4 L0
N g P
:}
1
gg!'
ail:
25

i
H
T

|
[t
—

i
#

H

%
RO g

=

171N

. wra i
4 L4003 MW VT D
. o

LG

sy s 13 r e 1 4L TTHOID VIV 8
e B 4u moy o

[

i
I

.
H

i

i

?

: ]

H b

£

L]
r————1

m piskenie * i

oL s o

EIVaE 0 BaAd A
SNOILYWIDTYD 3w 40O




o0 T

120

oM LI
SNOILYAZT3
270N LINM

Hren L3I
——

\p180
TRE:
Ful ]
e
e (M
.
LRI
.
¥ w
5 1)
23
i
A
25
o8
» W_M
2 o
BRI
8 =g
R
S g

AR T YT R
L5O0 § DANTY Tres

(58

EugDid UNTPARY HAD
HE2 UC 7} (W LEE PUR DROE

M IR luauag

wwBd 2RV
Fou BT Ty

W o
"By 3k opeipyd

SO0 UBHINL 'IRDA,
e

MU e
Bubiadin e

awme
Crmpyn wpsme gy

furd alipe
Purtiters iy

ONZ2TT

NOILYAZTA HLNOS
€ LINM

NOILYAIIE HERON
€ LINM

Aungn TN

SNOILVAITA 0350d40Ud - € "ON LINN

Ioven e —
ey Dy

NOILYATTS LS3M
Z 1IN

L4 Leiia DG W ——p

NOILYATT3 LSV3
2 LINN

{IBIT A

-23



SNYId HOO0T4
€ 'ON LIND

Sawren Lk

A TR

SNY1d *Z "ON LINN

i .H“.u-“““ HLYON
i NY4 HOOT4 ONOD3S NV1d HOOTd LSHId
180 2 1INN 2 LINN

EXHIBIT A

SHYO NIQAIH

L1

- |
o8 t U, -
o y
= H o
it ! -
2z |
Ew
vk v
: |22 _
P YE |
= =8 . e | H
3 & H o]
o 59 LKV § « VIV ALY WL T |
& = D ALY BT I =T
et _ s
B . | u..m._ T - 1 j: o8
= i TN [
| 1 I I
|
1
|
|

==

[
RN
11
1l

N

_24_

a
o
=
n 2 ‘Tvou IO geee ] e
PR oy W
4311 S13nianaay oyt
LS00 % DT T i
. .
A . oo
. w1
q .
C] P A LR WAL ¥

IV 40 AL A
BNOILY T YD Y HOO T




- NCILVYA313 HLHON NOLLYAZT3 LSv3
—\.V mo< #'€ SLINN : ¥'€ SLINN

i e —
e — i o —i

-
F‘:%

o
..ZE

0
!ta
;Z_J
Sm

I

{lll

i

Qiva oW

ppampem———— L]
i i

v i i =
s S

SXMY0 N3AQH

NCILYAZFTE HLNOS NOILYASNT LSEM
¥'€ SLINN P'€ SLINN

- T e e e e e .
_ — g
o a P == 1" K i
Zzm DI 1] y_.,,..
H Wn 5, v (| 7 s
2E O e 2
3 Mews o e B
a3 H N A =
z 2% £ RlE o 1
| : .
z m z| - EE EQ
3 =] £ — ,. m.. ————n .
g =3 = ,_ |
m :I-u m . e ————— ...._
o = = ; :
& Sa L.. : ",
,,,,, | ....._ v ...“_.
£ Tage
,.Jr.q. = ; 8
e P _ &
4
. )
e — i Mt e spr——
P i rlu.L, : -
oot = .ﬂ., =
== gL o—— e
TSRS =
R v T
———
= S - e — e e
= = L —— e e
[

O VIR *ATMILLION Sugps SR e LITAINO ‘PR
RO LT Z| IR AN pUR g »

NP PN TRUORY
PRI ——
1335830 o [P p— E e v st
| .u T —— s
10 MEUNE WPy Ot B P
Nl mopayg pourd ipe
At wuicoa OpeIOREY Lt i

EXHIBIT A

_25-




.0 a7

avem o i ROLLIMHLENDD t0 |

T - — — 5
BZH-E0V . ' e i || AON AN )

1 . —t VIR
on s H H oaaiwry Apmint
30w e s e et .

preyv-ysy S Y NN ML E L Lo, NY1d HOOT4 LSHId - #°C "ON SLINN

15wl
¥'e SLIND

v sy
——— BT T
PR vl HLidOWN

a5 “g B NY1d HOO14 LS¥Id = NVId 40074 LS¥ld
| L TR . € LINN ¥ LINN

D waaae
EERE et o=y
o
WL MR LS vy
——
oo
TR MO M 4 4 TP NOUII D

EXHIBIT A

7/
=
~
\j
=

E

471 'STUM3d0Ee g

¥R TALNNOD ZMAFD YANYS
3ALy0 TINDOS 1569

SYMVYQ NIAAIH
§3
3

-

o
I
.

—
U NQILDI LS NG
U4 LON ARYNINGSEd i
3
fE.
HH
L8581 -
i
i
b2
i
1
i
1
L

_26-

> ] ap—
4 e A D ¥
Y T Y
- ; o "
] 1 H s 7 T
ot g
S 8+ Y 0L ¥ y
9 2 i 5 £ B ALl Bk 8 44 0 R
L s
i ————
i
e Il fealees @ ey [ oo
e
Ty ey TIM WODL Y L+ — _ )
e I
5 y T I 13 1
i3 s o 11 11
H H i
[ S 1
iy
e u - -
XA H L+ TRV D
plule-iion I 11 11§
—— ) 3 " T + B
F—nemrrepepm——ry 8wt s AT o W » | - . - J
b e oSty o v [ = 4 e 1Y r-
Rsmgssmm e B | s i T
T . et LSRR S MY W i Y
LTy i g WO NG ¢
Srmhrdtal i ] e = o I N R
et ] 7 Y e
* (2ol b WO LI WA
" Lt ol B
[ —— . .
o
w1 e N R o e e 3
o rnE R e AEK <Ll O 3esmae
d ' ]
R — [P -\ - = -
esom s oy
P d H ey
P
M1) GAIALIMARY NOOY LW 6
1500 B TINAT TTva
v . ot
.‘ ] ' 0 -
i H e
N e 3 L LR
Vi AT UL ¥
a0 e MLE VLA FY B
ORI ve Syl
U3 Lo s AR Bt U3 LU 8
o T ) =
L) € Lo A0vuS 40 Jdad 4

ENGLLY WL TYD Y2HY 200U




TR —
l.-g—hs . " - FUL L ]
rTp— NYId 0074 ANO23S - P'E "N SLIND
aNDD3s
¢'E SLNN
N¥1d 40074 ANCD3S NY1d 800714 ONQO3S
£ LINN ? LINO
— - A
LFLS0
o or Ny \
—— o a 0 T T T 4 a u]
- N — TNV
tHIE T =1 NAS PR
H ilg i T B H '
mmm T ! _ " N s ] L [
wm...” o _ ! A \ ’ N [ i
EREE 4 { \\ // \\ // |
? = _!E__V sy e Auss_
(2 i . N - s
K ~y Y
b N ’
b ™ Fd
a3 I ~ s
3 “ = - = e
65 1
MeEe = [=-]-g| & &85
mm I e 1,7 = =
59 = —
=1 _F. " // “ “ \.\ _F
I > ~
[ BN _ S, = \\\ !
Ly /_ . [ N -, %
| \V .@.ﬁ [ H 3 _
| g -
| 1~ | =) — I
4 : e A | ma——
I ._.III..‘T LL |

EXHIBIT - A

-2 -




19-G0V

SNOILYATTA
9'5'ON SLINN

o)

¥ ALNKID TNHD VANV
IR0 1IND0E 159

d' S 3Eadtud W E

SYvQ NIAAIH

1734d 1

LOFEES NOLLDNELISNOD
HO4 LON AEYHIN

02RO K AV

AP T

433 BiaNAIMIRY

1500 7 DINH TTFM

LS

mamy ixweins

SNOLLYAZT3 035040ud - 9'G "ON SLINN

NOILLYATTE HLHON
9's SLINM

NOWYATTIS HLINOS
9'c S1INI

T

i — . ey o ———— — —ry ————— ——_. —

Bgprk peulibgiy 2an
J1020 UG 2, 1€ HEG Pul preg

R—— E

LB SYn PRINTH
100 arflurys ey

WrLrapaa o
Buprde R (pePr

B
Butpin eopes PUTH

sood mopis 9

o slpw
uoyo, cuowt aprpd [ priseas ASuumueH

[ERER]

NOLLYAZTA LSVY3
g's SLINN

—— i ——
—— ——— ——
————

e s S i e

Emp————
— — i e
—— i
— . ——
[

NOILYATTI LSTM
9'6g S1INM -

VU0 TLARD
v

WAL
JrS-y e

LN LN ol
el a_ —— —_
[ —

——— iy — e
T — "
. e —— ———— —
T e ———— —
—— — e

EXHIBIT A

-28-



T

BC9-90V

0m 43

ad
E]
FH
it

Leweh IR

NV'id ¥M0O01d4 L8814 - 9°C "ON SLINN

)
b

A — .
NYId HCOTd ||".III.I||||||F..|.I.|I.LI..I.

1541 : _.sﬁh:...lh )
e NV BOOM 1S¥I4 = NYId HOOT4 15u14
ARG it $ LINN _ 9 LINN

9's SLIND o
r
-———p—— — - — L s e

aRE
sER mass

e Lo

]
L]

EXHIBIT A

01 1 W R ¢
L e e < — — - =
L
o jranp

£

SAI I B 1 IG 2
A0 0 e mainal Wiy
g

ot ——

1oy
i garaunud g
L] v “matzra
AT W R
BT X £ AT VAT D
raar

T
|
|

e !
et e 2 ¢
L

1

atn i
9 e e s
. . arema
L ap 1T L SR
AR AT TS e ﬁ
L35 RN ¥ ) BN LT M
Qe AL LIV THTIFR ML 40 TORF I

—_—

_29-

i
i
ol it
i
{
]

A
EEE;E
T
#
S
#
Nl

i
£

runn S unn FNGE 3G 3oil AN




GeTe TR I

13!

4c9-Gov

NY I W00
ONGD3S
9' SLINN

oAl CAEE LI

|

3
s]=
el
K.

NLE TN I

v
i
LR

¥2 ALKRNOD ZNMD VINYE
4153 HId0Bd 99
SHMYO NIAAIH

OLEN NOLLTHLISNGD

n

HOd LON ANYNIN I 3d

SOEPOGED N oY

AR LI TYLEY L]
L300 ¥ DINRTE GTYM

NYIG HOOT4 ONOGDIS

S

LINM

e R

NYT1d HOO1d ONODAS - 9'S "ON S1INN

NY1d 30074 ANQOD3S
9 1IN

£

r Ay

21

4

e

// \\ // \\
N e ~ s
N ~QR/ /s |
N 7 N N7
N 7 o 1 A_BL“_
N % | ~
| ¥
s
’
)/
S m— ——y—~ |
(ol - BN -
“H L]
1 = _
/
| |
| | e “
:T ] dé \%
T i
/s N
H | ’ ~
/ N
lllll —————————— /f
Ll ]

EXHIBIT A

-30-



o 2

L0V

Jtl

SNOWYATT3
LON LINN

i FEE]

7 'S3LLHISICH HE

¥D ALNOD 20D ¥INYS
3ARG TINDOS 1519

05 LON ARYNINSE |

L8093

STMEED WY

1 A0LEN NOILONYLENOD |

!

Tiwvia b 1 gt

Dpna T e

duT Bi3EAIMINY

Buib(s [RUSTIRIRH AAD
ST UD 7} I¥ UG PuB QIR0

g o E

waned nyas puimcey [

100 sbups yeudry ==

- U WP
.E.o_.!ssaueﬁu

S UEIUNG BRRA
RN MOE oPLOR3

LG PR
Tuapsdiny oupd ity

aN=o31

SNOILVAZT3 03S0d0¥d - L "ON LINN

NCILYAZTTE LEIM
L LINM

NOILYATT3 1S8v3
4 LIND

NOILYASTE H1¥ON
£ LIND

L]

NOLVYAZT3 HLNOS
L 1INN

[

|

HIHHIEH

BXHIBIT a

-31-



¢LOV

.,.Ux ]

SNYId 500N
£7ON LIND

Srven 1Tl

YO AINNQD 2Ny ¥INVS
3040 TANOOE 1589

&7 'SALMIIONE K'Y
SMYO NAAMH

v e ot
x A SO
. ey

LAY EEMODELYD 81 0 The

DTG T4 2 Y T AT B

um oy
nn L
(3 it

LEYOS T /O R LAY

MG (P 0 Ak GINDD THLDD 3

oawa

VLI PR

LLIT R e Lo
wrm ot
i 0O
" oML

LA 4 = PO WD ML T

NG S S Y

L /2t w s KD

¥ SN 1IN DRAING L G 20T

s I M) RYRAY GMNTD SRt il 4
ey O3aEn00 DI I ¥

SHZHOELO W AV
JANLEA NOLLDNHLSNDD

L H04 10N AB¥NINITMd

wur T

. uHLaE
LK M+ FDMTRD YINY Y
oW AT T

Tl
[ ]
[
e L T I
BRI WL T
HOMITY QY WYLE WGVELM T
Fudkih YOTLARE YD, AV KD 34 B
VOO WO LNIVEITYN i D Lid Y 8
VOO UKL *)

ADVUS D Tdal AD
ENOLLYWIDTYD YINY W00 T

avm IWIE

SNVY'1d 40074 Q350d0Md - L "ON 1INN

NG 3002 ONODAS
4 LINA

wd Y] Py a0

s Sben ot ST

[ o S

T T——T™ “abe” (-

Iummunynn ) B B
TR S L~ - RS _g_

I

e

RIT1

o

3

KiWQH
NY1d HO0O1d LSsid
~ £ LINN
At ——
_
FTE————————— J
|
| w m
[
|
~ | |
L e e = - d
' =
o —
rE=Y
EEAL Py
N =
Y
any EEEEEEN %

3

EXHIBIT A

32




EXHIBIT A

Lau T FYEF TR, L]
L0V SNOILYAI 13 0350d0¥d - 8 "ON LINA
e,
e NOILYAZ13 1Sv3 ™
8 1INN
SNQIAYAZIA
B ON LINA
o _ I NOILYAZTI HINOS
. R - 8 LINN
Wivesh R ll-_lc‘l‘l
w RN O
L AT
= Ff T T R T
iy
[§:25: ]
{HE: <
(5 =]
mﬂ.m Z ..l....l. —
p b
Hilo —=
v = —— -
[£2]
Cr .md
Za
v o
et
5% NOILYATTZ HLHON
: |BY 00 e mmmemmmme 2 LINN
W Wm T T e e e e e e ll\\\ll
i & - S
H EE NOILYATTI 153Mm e
. 8 LINN e
P -
Buipt [RADDAY Mnd —EE _.E_D,
A D 2| O U R0 SHOLIONGD L3wown &
2o ovusic
IR - I :
EEEEEE s R |
== > H -5 — —
preererer QRS el 55 4
st st s cpcy [ 2
- ey oy g
et arasepres il — songun e e
Hmudnn-u-.._lnu_ns” Eupaywie; o e m ~ \| = =
S —d i A |
reumd slipa - l\ll
PosEnE AP .\ll\llll
[FIEEED] -




= TR | o

e
13 e
T e ed
WU AL S VIR W WL Y

oL

Fou Law

SNYId 003 ]
270N LiNN o
J— iy

Ve @ A
PERTETOR o3 gty
1...

) 1 ey
ol SNY1d 40014 a35040Hd * 0°ON SNN

LA 4L NI VO MRIIF TG

" on
o own [ 7% oy Hiy

- A _ Nv'ld HOOTd GNOD3S = N¥d HOOT4 LS¥l4
.-.as:ilﬂ.l.l!lns..ll.‘ 8 LINN g LINN
AT I (M v i

#1980 g 0 0 7 0 VIR CARACD SO KA

Ii J
!
¥
§

|

.
— i S

1S IE0NE WD

EXHIBIT A

¥ ALNNOT T3 YANYS
EAR0 TIN00E LEDR

SHYO NIOTIH
I
H
=
L
l
I Ly
|
|
’
1
[
rr=—=71
B
[

i _
gl
[Peiptr o pumplistaby - whwintyoly i) —

R B D g TR L4
MR Y ETIAL ~

i

. [Ep—————y /

HE L i r—voumi un UMV B
:.- oM LR P = l

e BB WU Y
e v

1

14

3

. m
H L

0

I

L
e M VIO ALY T Y
e s WY Bl $0 S

any

i LOFLE/L NOLLONELENOD
U0 LON AEYNIRMN 3N
H

Sa-ZRIEED M 'Y

L
o qasadnus
H et

YAWY PANZIN 0t Y

=:
t ks
£
F
4t

T

AL

Fu
—

H e
o1 2T MO ST WLEL

etOun

|
|
{
|
]
|
|
vk KB _
”:..S:E...:.m.,g 3 | ] oo
|
|
i
il
T
L

o
N
I

=
11

——————
o0y Vo
e —————

TR { -.in
TR arnact s oA ey Y
Al i mirm— ey w00 0RO T

. I_Idwml g

Cmal e e 2 - d¥vosee

———— LI ot

" 1ot mops s e acs '

POV A . phebeni
DL

€ 8 1 4 1+ ORI YR D

.

8
P i .3."
411 BLANAIHIRY WOO iR E

IS0 ¥ TANHT TTYM
T

FOVal 40 Bdad Ad
SNCRLYINITYD YIHY HOU T

3




P

SNOILYAZTI 4350d0Ud ~ 6 "ON LINN
160V |

i}

NOILYAITZ LSY3 [

. -
6 LINR -
SNOWYAT Y NOILYAIT3 HLHON —
& 0N 4NN ” omarcnezn 6 LIND "
iiiiii [ P ] -
T T4 19 GPR I DDE — —-—
-— ———
sy MHIR W] v QE—— a —
iy === —
"‘““
WHDR HNUE PRRRH -
oo e yaudey I..\.\‘Il
e | - :
WO | SO COLDHE.
I i
s peachiliae ] m i e e g —
w [ T A e I O o L i o peatvivaic]
ERTpTY —_— T—— ﬂ.r —— -
——E TS aprei nnd s [ it R

§ s : —_——
DOes oI Iy 4 &

pound Bpn ¢
pRLarr by

GRERER] i -

BNIHT TINDOS L5

™1 SAUHI IO HE
SHVYO N3AaIH
\
1
\
\

WD ALNKD ZTRST PANYS

id |

6 LINM

— ———
————
—— e iy ey
e e —— e — —

JWLEN NCAZDNULENDD |
HOZ 1ON ARSNIRNTY

SOTHEED WY

NQILYATTI LS3aM g
6 LINN el
= - M
_ Ul
e =— .

P ; N
i N
b el .,g
I = = i

-35-




WEWE W [ -
N@O {RADHTs BDSE Y3 341 0 TW N
( THAIWR L VT VORI WIOL
0,
OH Ll
————

SNY1d HOO
69N LINOY

Dt FOR
TR LT

paasm—— -.as_a.,s...._.“..nhnmaﬁ ENY1d HOOd QIS0d0Ud - 6 "ON AINN

EXHIBIT A

- HL¥ON

et B W NV1d 50O aNOD3s = NVId NOOT LSHl
A T & LINN § LINN
] e )

ik FH ol ']

rr

o
omd
emeEtere —r | | e ESFTTTOER

.....

=3
-~

SHUVO NIAAIH
1]

|
i
|
H
! e
Elex
i
rd
1
N
P4
s 7
Vrawa
_<
AN
NN
hY
A
——
-
|
t
i
i
|
|
|
|
|
L
_36-

T

=]

LOLEA NOLLDNYLENGD |
V02 LON AHYNINSE |

SOTAUGET WY

3
=3

“rs g

K
b L

) 3

417 SLIILEMIEY L a2 B

150G ¥ TINHRE JTvit

LN 1 SR YD i

AYeSE SO Bl AR
SHOILYWIDTYD ¥y 6001




n A T

_‘ O —‘< NOILYAZTT LSV
o iamn Ok LINN - NOILYAZTE HIMON
- I 0} LINT

A OV

ENOILYAZAT3 03S0d0ud - 0F "N LIND

SNOLLYATI3
Qb 'ON LINN

raren | amen

EXHIBIT A

I ZEl
19 GG
L] i are ~—— - —
o mwms forat prmipumy a0 E—
AR Mool GRS LG 2| W ARG U sk
19180

ey BT AR UL E

$83 | T ool = | sl
Fe} ] -
;i | o e, L -
ERgD m WO | SUE apepg \\\
g3 | = —
Wmm o) *opm wewnow ey, f \\\u\l
I % eay wuo opeion3 el -
v | E —t
0 B v ot o g i -
§ e 1
Butpm aropss oK I~
03z et o A Q_J
97
ﬁW_ [« ELER] j
zz
3% S~
BRIEE
.,w._ m m NOUVATTI LM \\W N i
m Mm 0t LINN A Gl LINN
.LH; lllllllllllllllllll " —
= ] -l.l.ll.l.lll
! 1 “ l.-lnllJll.-
I | - " l..l.l.-lll
g ER= i
TR = - SlEsll= I
A —_— === e e et e ——— = f—— | e P g e — ——— i e
IO T
PR 1B
SO TRUTATD Al bir —1] B -
O ALNS TYDH NITUYD 91T ”“ \.—— “
1Y SIBRAIHIRTY — 1 — —
1500 ¥ DINHTI ITvm [ — 1 —

%




No”.

T aaHE . poter]

2 Yeaon,
g arsaeom
. [

]
1o AR sl 40 Thy bl
maTIm ey J0 ¥R MO oL E

w01

SNVTd 20015 : ot iman vt
G1 "ON LINM = M SNV1d H001d g350d0udd - 0F "ON LINN

e Lur . e

EXHIBIT A

e NY1d 0014 ANOD3S wivon

T ol ~ 04NN = Nvd moo._m_ wm_ﬂ_m
P - =
oRt

——— L - i - L - -
LPLSO S0 1 0 LN DTN

ot | JEN o

3

e — — 4

W ALNNOD ZNHD W LNYE
AN TIOTS L5
IS UNSHONd WE

$HVO NIQTH
1
b
E
[l
|
|
1
A

'
¢4
L]

: §
g

i
1

|

|

._l

|

1

1
L
#
==
7

———

r

:

|

|

|

|

|

|

|

L
-38-

7
e
N

~

|

1

T

B
P

>z

-
=

e — — — o —— ]
N
_

el
o
z
w
@
2
3
2
Q
=
g
5
]

HOF LON AYYHINIEED

P20 WY

B
:
:
:
r
L)
i
i
=

e

2w o
) il
Au...s....-!a..n-.nﬂ!e.é
. IE!I

£

KN
]
1

§
f
i
i
i
H
L
Frr———————-—

i
|
z

41 HaIRLINIRY VOO i T 3
._hgdmuiﬂn.—(;ll

Q%I

T LA A YRS WADL T v K o

TR 3 RdAL L]
SHOILYWITTVD Y3V MO




Application #: 06-0651
APN: 039-062-06
Owner: BK Properties

Rezoning Findings

|3 The proposed zone district will allow a density of development and types of uses which
are consistentwith the objectivesand land-use designations of the adopted General Plan;
and.

This finding can be made, in that the subject property is located within the Urban Services Line
with all public services available and is adjacent to a major arterial roadway. The area to is
currently zoned R-1-1AC (Single family residential - 1 acre minimum) and will be rezoned to the
RM-4 (Multi-family Residential - 4, 000 square feet minimum) zone district. The General Plan
land use designation is proposed to be amended from R-W L (Urban Very Low Density
Residential) to the R-UM (Urban Medium Density Residential) land use designationand 0-U
(Urban Open Space) for the riparian area.

2. The proposed zone district is appropriate to the level of utilities and community services
availableto the land; and,

This finding can be made, in that all utilities and community services are availableto the serve
the property.

3. The character of development in the area where the land is located has changed or is
changingto such a degree that the public interest will be better served by a different zone
district.

This finding can be made, in that the current zone district and General Plan land use designation
are from a time when sanitary sewer service was not available. All urban services are available
at this time and surroundingresidential density is much greater than one unit per acre. The
rezoning will allow residential development at a density within a range that is compatible with
the surrounding pattern of development.
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Subdivision Findings

L. That the proposed subdivision meets all requirements or conditions of the Subdivision
Ordinance and the State Subdivision Map Act.

This finding can be made, in that the project meets all of the technical requirements of the
Subdivision Ordinance and is consistent with the County General Plan and the Zoning Ordinance
as set forth in the findings below.

2. That the proposed subdivision, its design, and its improvements, are consistent with the
General Plan, and the area General Plan or specificplan, if any.

This finding can be made, in that the proposed division of land, its design, and its improvements,
will be consistentwith the General Plan. The project creates 10 multi-family residential units
and is located in the Urban Medium Density Residential (R-UM) General Plan designation which
allows a density of one unit for each 4,000 to 6,000 square feet of net developable parcel area.
The proposed project is consistent with the General Plan, in that the developmentwill average a
total of 4,879 square feet of net developable parcel area per residential unit.

The project is consistent with the General Plan in that the full range of urban services is
available, including public water and sewer service. All parcelswill be accessed by the interior
access road (Oak Leaf Court) or Haas Drive. The proposed access road (Oak Leaf Court) will
require an exception to the County Design Criteria due to variation in pavement width, parking
configuration, and associated improvements. The proposed roadway design provides adequate
and safe vehicular and pedestrian access.

The subdivision, as conditioned, will be consistent with the General Plan regarding infill
development, in that the proposed residential development will be consistentwith the pattern of
surrounding development, and the design of the proposed structures are consistent with the
character of similar developments in the surrounding neighborhood.

3. That the proposed subdivision complies with Zoning Ordinance provisions as to uses of
land, lot sizes and dimensions and any other applicableregulations.

This finding can be made, in that the use of the property will be residential in nature, unit
densities meet the minimum standards for the RM-4 (Multi-family Residential - 4,000 square feet
minimum) zone district where the project is located, which allows for interior setbacks to be
reduced for parcels not abutting the periphery of the project site (per County Code section
13.10.323(d)(1)(A)) and all exterior setbacks will be consistent with the required site standards
of the RM-4 zone district.

4, That the site of the proposed subdivision is physically suitable for the type and density of
development.

This finding can be made, in that no challenging topography affects the building site, technical
reports prepared for the property conclude that the site is suitable for residential development,
and the proposed units are properly configured to allow developmentin compliance with the
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required site standards. No environmental resources would be adversely impacted by the
proposed development.

5. That the design of the proposed subdivision or type of improvements will not cause
substantial environmental damage nor substantiallyand avoidably injure fish or wildlife
or their habitat.

This finding can be made, in that no mapped or observed sensitive habitats or threatened species
will be adversely impacted through the development of the site.

6. That the proposed subdivision or type of improvements will not cause serious public
health problems.

This finding can be made, in that municipal water and sewer services are available to serve all
proposed parcels.

7. That b e design of the proposed subdivision or type of improvements wiil not confiict
with easements, acquired by the public at large, for access through, or use of property
within the proposed subdivision.

This finding can be made, in that no such easements are known to affect the project site

8. The design of the proposed subdivision provides, to the extent feasible, for future passive
or natural heating or cooling opportunities.

This finding can be made, in that 'the resulting parcels are oriented to the extent possible in a
manner to take advantage of solar opportunities.

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

This finding can be made, in that the structures are sited and designed to be visually compatible,
in scale with, and integrated with the character of the surroundingneighborhood. The
surroundingneighborhood contains multi-familyresidential development and a community
college. The proposed multi-family residential developmentis compatible with the architecture
in the neighborhood and the surrounding pattern of development.
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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 residential uses
and is not encumbered by physical constraints to development. Construction will comply with
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.

2. That the proposed location of the project and the conditionsunder 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.

This finding can be made, in that the use of the property will be residential in nature, unit
densities meet the minimum standards for the RM-4 (Multi-family Residential - 4,000 square feet
minimum) zone district where the project is located, which allows for interior setbacksto be
reduced for parcels not abutting the periphery of the project site (per County Code section
13.10.323(d)(1)(A)) and all exterior setbacks will be consistent with the required site standards
of the RM-4 zone district.

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.

This finding can be made, in that the proposed division of land, its design, and its improvements,
will be consistent with the General Plan. The project creates 10 multi-family residential units
and is located in the Urban Medium Density Residential (R-UM) General Plan designation which
allows a density of one unit for each 4,000 to 6,000 square feet of net developable parcel area.
The proposed project is consistent with the General Plan, in that the development will average a
total of 4,879 square feet of net developableparcel area per residential unit.

The project is consistent with the General Plan in that the full range of urban servicesis
available, including public water and sewer service. All parcels will be accessed by the interior
access road (Oak Leaf Court) or Haas Drive. The proposed access road (Oak Leaf Court) will
require an exceptionto the County Design Criteria due to variation in pavement width, parking
configuration, and associated improvements. The proposed roadway design provides adequate
and safe vehicular and pedestrian access.

The subdivision, as conditioned, will be consistent with the General Plan regarding infill
development, in that the proposed residential developmentwill be consistent with the pattern of
surrounding development, and the design of the proposed structures are consistentwith the
character of similar developmentsin the surrounding neighborhood.

A specificplan has not been adopted for this portion of the County.
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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 can be made, in that the expected level of additional traffic generated by the
proposed project is anticipated to be 10 new peak vehicle trips per day (1 peak trip per dwelling
unit), the proposed increase will not adversely impact existing roads and intersections in the
surrounding area.

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 can be made, in that the project site is located in a mixed neighborhood containing a
variety of architectural styles, and the proposed residential development is consistent with 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 structures are sited and designed to be visually compatible,
in scale with, and integrated with the character of the surrounding neighborhood. The
surrounding neighborhood contains multi-family residential development. The proposed
residential development is compatible with the architecture in the neighborhood and the
surrounding pattern of development.
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Roadway/Roadside Exception Findings

L The improvements are not appropriate due to the character of development in the area and
the lack of such improvements on surrounding developed property.

This finding can be made, in that the character of the proposed multi-family development does
not require full improvements to be installed on the proposed access road (Oak Leaf Court)
which will function as a shared driveway within the proposed development. The design of the
roadway varies from the County Design Criteria in terms of width and improvements. The
access road will be located within a common area and is planned as a 24-feet wide road section
with separated parking bays. A Roadway/Roadside Exception is considered as appropriate due to
the site design and configuration of the multi-family residential development and an adequate
amount of parking is provided within the separated parking hays and the proposed garages and
driveways. The access road design requires an exception to County Local Street Standards. The
County standard width for local roads within the Urban Service Line is 56 feet including parking,
sidewalks, and landscaping.

County Code Section 15.10.050(f)(1) allows for exceptions to roadway and/or roadside

improvements when those improvements would not be appropriate due to the character of
existing or proposed development.
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Riparian Exception Findings
1. That there are special circumstancesor conditions affecting the property.

This finding can be made, in that the portion of the subject property that is most suitable for
development is located between the riparian conidor to the east and steeper slopes to the west.
Additionally, the riparian buffer and construction setback areas are currently disturbed.

2. That the exception is necessary for the proper design and function of some permitted or
existing activity on the property.

This finding can be made, in that the existing development on the subject property is located
within the riparian buffer and construction setback area. A Riparian Exception is necessary to
allow an properly designed multi-family residential development on the subject property.

3. That the granting of the exception will not be detrimental to the public welfare or
injurious to other property downstream or in the area in which the project is iocated.

This finding can be made, in that proper erosion control methods will prevent impacts to water
quality downstream or on the project site.

4, That the granting of the exception, in the coastal zone, will not reduce or adversely
impact the riparian comdor, and there is no feasible less environmentallydamaging
alternative.

Not applicable. The project is not located in the Coastal Zone.

5. That the granting of the exception is in accordance with the purpose of this chapter, and
with the objectives of the General Plan and elements thereof, and the Local Coastal
Program land use plan.

This finding can be made, in that the proposed project will provide residential housing, and will

provide protection of the riparian habitat through site-sensitive design and erosion control
techniques.
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Conditions of Approval

Land Division 06-0651

Tract No. : 1529

Applicant: Powers Land Planning, Inc.

Property Owner: Bk Properties LP

Assessor's Parcel Number(s): 039-062-06

Property Address and Location: Northeast comer of Soquel Drive and Haas Drive.
Planning Area: Aptos

Exhibit(s):

A Tentative Map - prepared by Ifland Engineers, dated 3/23/07; Landscape plans - prepared

by Gregory Lewis Landscape Architect, revised 3/29/07; Architectural and floor plans -
prepared DY wwaia, Runkhe & Dost Architects, revised 3/23/07,

All correspondence and maps relating to this land division shall carry the land division number
noted above.

l. Prior to exercising any rights granted by this Approval, the owner shall:

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

B. Pay the required fee to the Clerk of the Board of the County of Santa Cruz for
posting the Negative Declaration as required by the California Department of Fish
and Game mitigation fees program.

II. A Final Map for this land division must be recorded prior to the expiration date of the
tentative map and prior to sale, lease or financing of any new lots. The Final Map shall
be submitted to the County Surveyor (Department of Public Works) for review and
approval prior to recordation. No improvements, including, without limitation, grading
and vegetation removal, shall he done prior to recording the Final Map unless such
improvements are allowable on the parcel as a whole {(prior to approval of the land
division). The Final Map shall meet the following requirements:

A. The Final Map shall be in general conformance with the approved Tentative Map
and shall conform to the conditions contained herein. All other State and County
laws relating to improvement of the property, or affecting public health and safety
shall remain fully applicable.

B. This land division shall result in no more than ten (10) multi-family residential
units, and common area for access, utilities, and landscaping.

C. The minimum aggregate parcel area shall be 4,000 square feet of net developable
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land per unit.

D. The following items shall be shown on the Final Map:

1.

Building envelopes, common area and/or building setback lines located
according to the approved Tentative Map. The building envelopes for the
perimeter of the project shall meet the minimum setbacks for the RM-4
zone district of 15 for front yards, 5 feet for side yards, and 15 feet for rear
yards.

2. Show the net area of each lot to nearest square foot.
3. The owner's certificate shall include:
a. A dedication for road improvements along Vienna Drive.
b. A dedication ofthe common area as a public utilities easement.

E. The following requirements shall be noted on the Final Map as items to be
completed prior to obtaining a building permit on lots created by this land
division:

1. New parcel numbers for ail of the parcels must be assigned by the
Assessors Office prior to application for a Building Permit on any parcel
created by this land division.

2. Lots shall be connected for water service to Soquel Creek Water District.
All regulations and conditions of the water district shall be met.

3. Lots shall be connected for sewer service to Santa Cruz County Sanitation
District. All regulations and conditions of the sanitation district shall be
met.

4. All future construction on the lots shall conform to the Architectural Floor

Plans and Elevations, and the Perspective Drawing as stated or depicted in
the approved Exhibit "A" and shall also meet the following additional
conditions:

a. Notwithstanding the approved preliminary architectural plans, all
future development shall comply with the development standards
for the RM-4 zone district. Development on each parcel shall not
exceed a 40% lot coverage, or a 50% floor area ratio, or other
standard as may be established for the zone district.

b. No fencing shall exceed three feet in height within the required
street facing yard setback other than those fences shown on the
approved Exhibit "A™:
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1 Noise: In order to reduce impacts from noise along Soquel
Drive, fencing enclosing private yards along Soquel Drive
shall be a maximum of 8 feet in height and shall be
designed per the recommendations of the project acoustical
engineer.

ii. The wood fence, posts, and trellis, located along the Soquel
Drive frontage shall not exceed 6 feet in height, as depicted
on the approved Exhibit "A".

C. For any structure proposed to be within 2 feet of the maximum
height limit for the zone district, the building plans must 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 which clearly
depict the total height of the proposed structure.

All future development on the lots shall comply with the requirements of

the geotechnical report(s) prepared by Haro, Kasunich & Associates, dated
11/06& 1/31/07.

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 in which the project is located.

Erosion Control: Prior to any building permit issuance or ground
disturbance, a detailed erosion control plan shall be reviewed and
approved by the Department of Public Works and the Planning
Department. Earthwork between October 15 and April 15 requires a
separate winter grading approval from Environmental Planning that may
or may not be granted. The erosion control plans shall identify the type of
erosion control practices to be used and shall include the following:

a. Silt and grease traps shall be installed according to the approved
improvement plans.

b. An effective sediment barrier placed along the perimeter of the
disturbance area and maintenance of the barrier.

C. Spoils management that prevents loose material from clearing,
excavation, and other activities from entering any drainage
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channel.

8. Any changes from the approved Exhibit "A", including but not limited to
the Tentative Map, Preliminary Improvement Plans, or the attached
exhibits for architectural and landscaping plans, must be submitted for
review and approval by the Planning Department. Changes may be
forwarded to the decision making body to consider if they are sufficiently
material to warrant consideration at a public hearing noticed in accordance
with Section 18.10.223 of the County Code. Any changes that are on the
final plans which do not conform to the project conditions of approval
shall be specifically illustrated on a separate sheet and highlighted in
yellow on any set of plans submitted to the County for review.

1L Prior to recordation of the Final Map, the following requirements shall be met:

A. Submit a letter of certification from the Tax Collector's Office that there are no
outstanding tax liabilities affecting the subject parcels.

B. Meet all requirements of the Santa Cruz County Sanitation District including,
without limitation, the following standard conditions:

1. Submit and secure approval of an engineered sewer improvement plan
providing sanitary sewer serviceto each parcel.

2. Pay all necessary bonding, deposits, and connections fees, and furnish a
copy of the CC&R's to the district.

C. A Homeowners Association (HOA) shall be formed for maintenance of all areas
under common ownership including, sidewalks, roadways, all landscaping,
drainage structures, water lines, sewer laterals, fences, silt and grease traps and
buildings. CC&R's shall be sent furnished to the Planning Department and shall
include the following, which are permit conditions:

L. All landscaping within the public right of way of Soquel Drive, Haas
Drive, and Vienna Drive shall be permanently maintained by the
Homeowners Association.

2. All drainage structures, including silt and grease traps and detention
facilities, shall be permanently maintained by the Homeowners
Association.

3. Water Ouality: Annual inspection of the silt and grease traps shall be
performed and reports sent to the Drainage section of the Department of
Public Works on an annual basis. Inspections shall be performed prior to
October 15 each year. The expense for inspections and report preparation
shall be the responsibility of the Homeowners Association.
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a. A brief annual report shall be prepared by the trap inspector at the
conclusion of each October inspection and submitted to the
Drainage section of the Department of Public Works within 5 days
of the inspection. This monitoring report shall specify any repairs
that have been done or that are needed to allow the trap to function
adequately.

Engineered improvementplans for all water line extensions required by Soquel
Creek Water District shall be submitted for the review and approval of the water
agency.

All new utilities shall be underground. All facility relocation, upgrades or
installations required for utilities service to the project shall be noted on the
construction plans. All preliminary engineering for such utility improvements is
the responsibility of the owner/applicant. Pad-mounted transformers shall not be
located in the front setback or in any area visible from public view unless they are
compieteiy screened by walls andior landscaping (underground vaults may be
located in the front setback). Utility equipment such asgas meters and electrical
panels shall not be visible from public streets or building entries. Backflow
prevention devices must be located in the least visually obtrusive location.

All requirements of the Central Fire Protection District shall be met.

Park dedication in-lieu fees shall be paid for ten (10) dwelling units. These fees
are currently $750 per bedroom, but are subject to change. A fee credit will be
granted for bedrooms in the existing dwelling to be demolished.

Child Care Development fees shall be paid for ten (10) dwelling units. These fees
are currently $36 per bedroom, but are subjectto change. A fee credit will be
granted for bedrooms in the existing dwelling to be demolished.

Transportation improvement fees shall be paid for ten (10) dwelling units. These
fees are currently $1,650per unit, but are subject to change. A fee credit will be
granted for the existing dwelling to be demolished.

Roadside improvement fees shall be paid for ten (10) dwelling units. These fees
are currently $1,650 per unit, but are subjectto change. A fee credit will be
granted for the existing dwelling to be demolished.

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. This agreementmust include the following statements:

1. The developer shall provide two (2) designated affordable unit(s) for sale
to low and moderate income households. The sales price for these units
shall be in accordance with the regulations and formulas as specified by
Chapter 17.10 of the County Code and the adopted Santa Cruz County
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Affordable Housing Guidelines.

L. Submit and secure approval of engineered improvement plans from the
Department of Public Works and the Planning Department for all roads, curbs and
gutters, storm drains, erosion control, and other improvements required by the
Subdivision Ordinance, noted on the attached tentative map and/or specified in
these conditions of approval. A subdivision agreement backed by financial
securities (equal to 150% of engineer's estimate of the cost of improvements), per
Sections 14.01.510 and 511 ofthe Subdivision Ordinance, shall be executed to
guarantee completion of this work. Improvement plans shall meet the following
requirements:

1.

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 in these conditions of approval. Plans shall also comply with
applicable provisions of the State Building Code regarding accessibility.

a. The construction of the proposed access road (Oak Leaf Court)
shall include a 24 foot road section. A Roadside/Roadway
Exception is approved to vary from County standards with respect
to the width of the right of way, the elimination of sidewalks and
on-street parking spaces.

Details for the required bus stop improvements on Soquel Drive shall be
provided and shall comply with Santa Cruz METRO transit district
standards. The installation of the required bus stop improvements s
eligible for a Transportation Improvement Area (T1A) fee credit per the
Department of Public Works fee schedule.

The improvement plans shall be revised to indicate that the roadway (Haas
Drive) will be repaved (or slurry-sealed at aminimum) across the entire
roadway width, per Department of Public Works Road Engineering
standards. This work shall be performed after utilities and all other
roadway improvements have been installed. Paint stripingand traffic
markings shall be replaced after repaving, if applicable.

Complete 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.

Water Ouality: Details for the installation of required silt and grease traps
to filter runoff from the parking area. Submit asilt and grease trap
maintenance agreement to the Department of Public Works.

Erosion Control: A detailed erosion control plan shall be submitted which
includes the following: a clearing and grading schedule that limits grading
to the period of April 15- October 15, clearly marked disturbance
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envelope, revegetation specifications, silt barrier locations, temporary road
surfacing and construction entry stabilization, sediment bamers around
drain inlets, etc. This plan shall be integrated with the improvement plans
that are approved by the Department of Public Works, and shall be
submitted to Environmental Planning staff for review and approval prior
to recording of the final map.

7. Air Quality: In order to ensure that the one hour air quality threshold for
the pollutant acrolein is not exceeded during demolition and paving, prior
to the issuance of the grading permit, the applicant shall modify the
grading plans to include notes incorporating the construction conditions
given by the Monterey Bay Unified Air Pollution Control District
(MBUAPCD) as follows:

1. All pre-1994 diesel equipment shall be retrofitted with EPA
certified diesel oxidation catalysts or all such equipment
shaii be fueied with B99 diesei fuel;

ii. Applicant shall retain receipts for purchases of catalysts or
b99 diesel fuel until completion of the project;

il Applicant shall allow MBUAPCD to inspect receipts and
equipment throughout the project.

Alternatively, the applicant may submit a health risk assessment to the
MBUAPCD for review and approval. Any recommendations and
requirements of the MBUAPCD will become conditions of constructing
the project.

M. Submit a final Landscape Plan for the entire site for review and approval by the
Planning Department. The landscape plan shall specify plant species, size and
location, and shall include irrigation plans, which meet the following criteria and
must conform to all water conservation requirements of the local water district
and the following conservation regulations:

i. Turf Limitation. Turf area shall not exceed 25 percent of the total
landscaped area. Turf area shall be of low to moderate water-using
varieties. such as tall or dwarf fescue.

2. Plant Selection. At least 80 percent of the plant materials selected for non-
turfareas (equivalentto 60 percent of the total landscaped area) shall be
well-suited to the climate of the region and require minimal water once
established (droughttolerant). Native plants are encouraged. Up to 20
percent of the plant materials in non-turf areas (equivalent to 15 percent of
the total landscaped area), need not be drought telerant, provided they are
grouped together and can be irrigated separately.
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3. Soil Conditioning. In new planting areas, soil shall be tilled to a depth of
6 inches and amended with six cubic yards of organic material per 1,000
square feet to promote infiltration and water retention. After planting, a
minimum of 2 inches of mulch shall be applied to all non-turf areas to
retain moisture, reduce evaporation and inhibit weed growth.

4. [rrigation Management. All required landscaping shall be provided with
an adequate, permanent and nearby source of water which shall be applied
by an installed irrigation, or where feasible, a drip imgation system.
Irrigation systems shall be designed to avoid runoff, over-spray, low head
drainage, or other similar conditions where water flows onto adjacent
property, non-irrigated areas, walks, roadways or structures.

a. The irrigation plan and an irrigation schedule for the established
landscape shall be submitted with the building permit applications.
The irrigation plan shall show the location, size and type of
components of the imgation system, the point of connection to the
public water supply and designation of hydrozones. The irrigation
schedule shall designate the timing and frequency of imgation for
each station and list the amount of water, in gallons or hundred
cubic feet, recommended on a monthly and annual basis.

b. Appropriate imgation equipment, including the use of a separate
landscape water meter, pressure regulators, automated controllers,
low volume sprinkler heads, drip or bubbler irrigation systems, rain
shutoff devices, and other equipment shall be used to maximize the
efficiency of water applied to the landscape.

c. Plants having similar water requirements shall be grouped together
in distinct hydrozones and shall be imgated separately.

d. Landscape irrigation should be scheduled between 6:00 p.m. and
11:00 a.m. to reduce evaporative water l0ss.

5. All planting shall conform to the landscape plan shown as part of the
approved Exhibit “A”.

IV.  Prior to any site disturbanceor physical construction on the subject property the following
condition(s) shall be met:

A.

Riparian Protection: To prevent any incursion or disturbance in the riparian

comdor, prior to land clearing and the pre-construction meeting, temporary
orange fencing demarking the edge of disturbancebetween the project site and the
riparian comdor must be in place. This fencing must remain in place until the
permanent fencingis installed. This fencing must be shown on the improvement
plans.
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B. Wildlife Protection: In order to prevent impacts to nesting raptors, if the project is

underway outside of the time period of August 1to October 15, the project
biologist shall perform surveys within two weeks of the expected start date. If
protected raptors are nesting within the project area, either disturbancewill be
avoided until young have fledged, or a radius of “no disturbance” shall be
implemented after consultation with California Department of Fish and Game
staff.

C. Tree Protection: In order to prevent impacts to mature trees that are to be
retained, the applicant shall submit a letter from the project arborist verifymg that
the plans reflect the recommendations cited in the arborist report by James P.
Allen & Associates, dated October 5, 2006 and January 31,2007. The project
arborist shall be included in the pre-construction meeting to verify that all tree
protection measures have been installed prior to clearing or grading activities.
Prior to final inspection on the building permit, the project arborist shall provide
the County with a letter indicating the recommendations of the arborist report
have been implemented.

1. Tree protection fencing shall be installed to protect existing trees, as
indicated on the approved Exhibit “A*.

2. In order to mitigate for the removal of all mature trees, trees shall be
replaced at a one to one ratio. If feasible, trees may be relocated. Relocated
trees shall not be counted as having been removed. Prior to the issuance of
final permits the applicant shall submit for approval by County
Environmental Planning a five-year monitoring and maintenance program
(MMP) to ensure the success of the replacement trees. The applicant shall
include proof of funding set aside for the MMP.

D. 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: the applicant, grading
contractor supervisor, the project arborist, and Santa Cruz County Environmental
Planning staff. The temporary construction fencing demarcating the disturbance
envelope, tree protection fencing, and silt fencing will be inspected at that time. If
disturbance s to occur before August Ist, results of pre-construction bird surveys
will also be reviewed at that time.

V. All future constructionwithin the property shall meet the following conditions:

A. All work adjacent to or within a County road shall be subject to the provisions of
Chapter 9.70 of the County Code, including obtaining an encroachment permit
where required. Where feasible, all improvements adjacent to or affecting a
County road shall he coordinated with any planned County-sponsored
constructionon that road. Obtain an EncroachmentPermit from the Department
of Public Works for any work performed in the public right of way. All work
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shall be consistent with the Department of Public Works Design Criteria unless
otherwise specifically excepted by these conditions of approval.

No land clearing; grading or excavating shall take place between October 15 and
April 15unless the Planning Director approves a separate winter erosion-control
plan that may or may not be granted.

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 another of these
conditions).

Pursuant to Sections 16.40.040 and 16.42.1000f 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
shali immediately cease and desist from aii further site excavation and notify the
Sheriff-Coroner if the discovery contains human remains, or the Planning Director
if the discovery containsno human remains. The procedures established in
Sections 16.40.040and 16.42.100,shall be observed.

To minimize noise, dust and nuisance impacts of surrounding properties to
insignificantlevels during construction, the owner/applicant shall or shall have the
project contractor, comply with the following measures during all construction
work:

1. Limit all construction to the time between 8:00am and 5:00 pm weekdays
unless a temporary exception to this time restriction is approved in
advance by County Planning to address and emergency situation; and

2. Air Ouality: Each day it does not rain, wet all exposed soil frequently
enough to prevent significant amounts of dust from leaving the site.

3. 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.

Construction of improvements shall comply with the requirements of the
geotechnical report(s) prepared by Haro, Kasunich &Associates, dated 11/06 &
1/31/07. The project geotechnical engineer shall inspect the completed project
and certify in writing that the improvementshave been constructed in
conformance with the geotechmcal report(s).

All required land division improvements shall be installed and inspected prior to
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VI.

VIL.

final inspection clearance for any new structure on the new lots

In the event that future County inspections of the subject property disclose non-
compliance 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
Approval revocation.

As a condition of this development approval, the holder of this development approval
("Development Approval Holder"), is required to defend, indemnify, and hold harmless
the COUNTY, its officers, employees, and agents, 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 shaii promptly notify the Development Approvai Holder of any ciaim,
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 he 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.

E. Within 30 days of the issuance of this development approval, the Development
Approval Holder shall record in the office of the Santa Cruz County Recorder an
agreement, which incorporates the provisions of this condition, or this
development approval shall become null and void.
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VIII.  Mitigation Monitoring Program

The mitigation measures listed under this heading have been incorporated in 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 mitigation is hereby adopted as a
condition of approval for this project. This 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 monitoring program, may result in permit revocation pursuant to section
18.10.4620f the Santa Cruz County Code.

A. Mitigation Measure: Pre-Construction Meeting (ConditionIV.D)

L. Monitoring Program: The Department of Public Works construction
inspector, ana Santa Cruz County Environmental Planning staff shall
attend the pre-construction meeting. At the pre-constructionmeeting
Environmental Planning staff shall:

a. Inspect the temporary construction fencing demarcating the
disturbance envelope, tree protection fencing, and silt fencing.

b. Review the results of the pre-constructionbird surveys, if within
the applicable time period.

C. Review the receiving site for any exported fill and the permits for
that site, if applicable.

B. Mitigation Measure: Erosion Control (Conditions IL.E.7 & 111.L.6)

1. - Monitoring Program: The erosion control plan shall be reviewed and
approved by Environmental Planning staff prior to recordation of the Final

Map.

C. Mitigation Measure: Riparian Protection (ConditionIV.A)

1. Monitoring Program: The applicant/owner shall install riparian protection
fencing according to the following procedures:

a. The location of riparian protection fencing shall be indicated on the
final improvement plans.

b. Temporary orange fencing shall be installed demarking the edge of

disturbance between the project site and the riparian comdor prior
to the pre-construction meeting or any site disturbance.

EXHIBIT C
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C. Permanent riparian construction fencing shall be installed after site
improvements have been completed. This permanent fencing shall
be maintained in perpetuity by the Homeowners Association
(HOA).

D. Mitigation Measure: Water Quality (Conditions 111.C.3 & TII.L..5)

1. Monitoring Program: The applicant/owner shall maintain the silt and
grease traps in the storm drain system according to the following
monitoring and maintenance procedures:

a. The traps shall be inspected to determine if they need cleaning or
repair prior to October 15each year at a minimum;

b. A brief annual report shall be prepared by the trap inspector at the
conclusion of each October inspection and submitted to the
drainage section of the department of pubiic works within 5 days of
inspection. This monitoring report shall specify any repairs that
have been done or that are needed to allow the trap to function
adequately.

E. Mitigation Measure: Wildlife Protection (Condition TV.B)

1. Monitoring Program: At the pre-construction meeting, Environmental
Planning staff shall review the results of the pre-construction bird surveys,
if applicable, and shall determine if adequate measures have been taken to
protect the indicated species prior to allowing site disturbance to occur.

F. Mitigation Measure: Air Ouality (Conditions 111.L.7 & V.E.2)

1. Monitoring Program: Monterey Bay Unified Air Pollution Control
District (MBUAPCD) staff shall monitor the construction activities, fuel
receipts, and grading equipment throughout grading operations and the
construction of the project.

G. Mitigation Measure: Noise (Condition 11.E.4.b.i)

1. Monitoring Program: The applicant shall submit a letter from the
acoustical engineer verifying that the fencing plans reflect the
recommendations cited in the Noise Study Report by Environmental
Consulting Services, dated October 16,2006.

H. Mitigation Measure: Tree Protection (Condition 1V.C)

1. Monitoring Program: The applicant shall submit a letter from the project
arborist verifying that the plans reflect the recommendations cited in the
arborist report by James P. Allen & Associates, dated October 5,2006 and
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January 31,2007. The project arborist shall be included in the pre-
construction meeting to verify that all tree protection measures have been
installed prior to clearing or grading activities. Prior to final inspection on
the building permit, the project arborist shall provide the County with a
letter indicating the recommendations of the arborist report have been
implemented.

Monitoring Program: In order to mitigate for the removal of all mature
trees, trees shall be replaced at a one to one ratio. If feasible, trees may be
relocated. Relocated trees shall not be counted as having been removed.
Prior to the issuance of final permits the applicant shall submit for
approval by County Environmental Planning a five-year monitoring and
maintenance program (MMP) to ensure the success of the replacement
trees. The applicant shall include proof of funding set aside for the MMP.

a. Environmental Planning staff shall review the monitoring and
maintenanceprogram to ensure the success of the repiacement
trees.

AMENDMENTS TO THIS LAND DIVISION APPROVAL SHALL BE
PROCESSED IN ACCORDANCE WITH CHAPTER 18.10 OF THE COUNTY CODE.

This Tentative Map is approved subject to the above conditions and the attached map, and expires 24 months after
the 14-day appeal period. The Final Map for this division, includingimprovementplans if required, should be
submitted to the County Sweyor for checking at least 90 days prior to the expiration date and in no event later than
3 weeks prior to the expiration date.

cc. County Surveyor

Approval Date

Effective Date:

Expiration Date:

Mark Deming Randall Adams
Assistant Director 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 accordance with chapter 18.10 of the Santa Cruz County Code.
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Exhibit D

Mitigated Negative Declaration

Application Number 06-0651
Planning Commission Hearing
11/14/07
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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 Too: (831)454-2123

TOM BURNS, PLANNING DIRECTOR

NEGATIVE DECLARATION AND NOTICE OF DETERMINATION

Application Number: 06-0651 Powers Land Planning, for BK Properties
Proposal to divide a 1.55 acre parcel into 10 residential lots and common area. Requires a Subdivision,
General Plan Amendment from R-UVL to R-UM (and 0- U for the riparian area), Rezoning from R-1-
1AC to RM-4, Residential Development Permit, Riparian Exception, Roadway/Roadside Exception,
Soils Report Review, and Preliminary Grading Review. The project is located on the northeast comer of
Soquel Drive and Haas Drive. The exact address is 6851 Soquel Drive, Aptos, California.

APN: 039-062-05 (Retired; New APN: 039-062-06) Randall Adams. Staff Planner
Zone District:R-1-1AC

ACTION: Negative Declaration with Mitigations

REVIEW PERIOD ENDS: 9-24-07

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

Findings:

This project, if conditionedto 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___ September 24. 2007

Date Approved By Environmental Coordinator___September 25. 2007

CLAUDIA SLATER

Environmental Coordinator
(831)454-5175

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

NOTICE OF DETERMINATION

The Final Approval of This Projectwas Granted by

on . No EIR was prepared under CEQA

THE PROJECT WAS DETERMINEDTO NOT HAVE SIGNIFICANT EFFECT ON THE ENVIRONMENT.

Date completed notice filed with Clerk of the Board.:
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NAME: Haas Drive, BK Properties
APPLICATION: 06-0651
APN: 039-062-05

NEGATIVE DECLARATION MITIGATIONS

A. In order to ensure that the mitigation measures B - I (below) 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: the
applicant, grading contractor supervisor, the project arborist, and Santa Cruz
County Environmental Planning staff. The temporary construction fencing
demarcating the disturbance envelope, tree protection fencing, and silt fencing
will be inspected at that time. If disturbance is to occur before August |,
results of pre-construction bird surveys will alsobe reviewed at that time.

B. In order to prevent erosion, Off site sedimentation, and pollution of creeks,
prior to start of site work the applicant shall submit a detailed erosion control
plan for review and approval by Environmental Planning staff. The plan shall
include a clearing and grading schedule, clearly marked disturbance envelope,
revegetation specifications, temporary road surfacing and construction entry
stabilization and details of temporary drainage control.

C. To prevent any incursion or disturbance in the riparian corridor, prior to land
clearing and the pre-construction meeting, temporary orange fencing
demarking the edge of disturbance between the project site and the riparian
comdor must be in place. This fencing must remain in place until the
permanent fencing is installed. This fencing must be shown on the
improvement plans.

D. To prevent drainage discharges from carrying silt, grease, and other
contaminants from paved surfaces into nearby waterways, the applicant/owner
shall maintain the silt and grease traps in the storm drain system according to
the following monitoring and maintenance procedures:

a. The traps shall be inspected to determine if they need cleaning or repair
prior to October 15 each year at a minimum;

b. A brief annual report shall be prepared by the trap inspector at the
conclusion of each October inspection and submitted to the drainage
section of the Department of Public Works within 5 days of inspection.
This monitoring report shall specify any repairs that have been done or
that are needed to allow the trap to function adequately.

E. In order to prevent impacts to nesting raptors, if the project is underway
outside of the time period of August 1 to October 15, the project biologist
shall perform surveys within two weeks of the expected start date. If protected
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raptors are nesting within the project area, either disturbance will be avoided
until young have fledged, or a radius of “ne disturbance” shall be
implemented after consultation with California Department of Fish and Game
staff.

In order lo minimize impacts lo air quality, standard dust control Best
Management Practices shall be implemented during all grading and
demolition work.

In order to prevent impacts from noise generated by vehicular traffic on
Soquel Drive, the applicant shall submit a letter from the acoustical engineer
verifying that the plans reflect the recommendations cited in the Noise Study
Report by Environmental Consulting Services, dated October 16,2006.

In order to prevent impacts to mature trees that are to be retained, the
applicant shall submit a letter from the project arborist verifying that the plans
reflect the recommendations cited in the arborist report, by James P. Allen &
Associates, dated October 5, 2006 and January 31, 2007. The project arborist
shall be included in the preconstruction meeting to verify that all tree
protection measures have been installed prior to clearing or grading activities.
Prior to final inspection on the building permit, the project arborist shall
provide the County Environmental Planning Staff with a letter indicating the
recommendations of the arborist report have been implemented.

In order to mitigate for the removal of all mature trees, trees shall be replaced
at a one to one ratio. If feasible, trees may be relocated. Relocated trees shall
not be counted as having been removed. Prior to the issuance of final permits
the applicant shall submit for approval by County Environmental Planning a
five-year monitoring and maintenance program (MMP) to ensure the success
of the replacement trees. The applicant shall include proof of funding set aside
for the MMP.
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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 Top (831)454-2123
TOM BURNS, PLANNING DIRECTOR

NOTICE OF ENVIRONMENTAL REVIEW PERIOD
SANTA CRUZ COUNTY

APPLICANT: Powers Land Planning, for BK Properties

APPLICATION NO.:_06-0651
APN: 038-082-05

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 Repori

(Your project may have a significant effect on the environment. An EIR must
be prepared to 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 Matt Johnston, Environmental Coordinator at (831) 454-3201, if you
wish to comment on the preliminary determination. Written comments will be received until 5:00
p.m. on the lastday of the review period.

Review Period Ends: September 24,2007

Randall Adams
Staff Planner

Phone: 454-3218

Date: Aunust 29. 2007
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Environmental Review
Initial Study Application Number: 06-0651

Date: 8/27/07 (Revised 9/28/07)
Staff Planner: Randall Adams

. OVERVIEW AND ENVIRONMENTAL DETERMINATION

APPLICANT: Powers Land Planning APN: 039-062-05 (Attachment 1)
OWNER: BK Properties SUPERVISORAL DISTRICT: 2

LOCATION: Property located on the northeast corner of Soquel Drive and Haas Drive.
{6651 Soquel Ciive, Aptos) (Aliachment ij

SUMMARY PROJECT DESCRIPTION: Proposalto divide a 1.55 acre parcel into 10
residential lots and common area.

Requires a Subdivision, General Plan Amendment from R-UVLto R-UM (and O-U for
the riparian area), Rezoning from R-1-1AC to RM-4. Residential Development Permit,
Riparian Exception, Roadway/Roadside Exception, Soils Report Review, and
Preliminary Grading Review.

ALL OF THE FOLLOWING POTENTIAL ENVIRONMENTAL IMPACTS ARE
EVALUATED IN THIS INITIAL STUDY. CATEGORIES THAT ARE MARKED HAVE
BEEN ANALYZED IN GREATER DETAIL BASED ON PROJECT SPECIFIC

INFORMATION.
X Geology/Scils ~ X__ Noise
. Hydrology/Water Supply/Water Quality ~____ Air Quality
__ X Biological Resources ___ Public Services & Utilities
___ Energy & Natural Resources ___ LandUse, Population& Housing
_____Visual Resources& Aesthetics __ Cumulative Impacts
____ Cultural Resources _____ Growth Inducement
______ Hazards & Hazardous Materials — . Mandatory Findings of Significance

X  Transportation/Traffic

County of Santa Cruz Planning Department
701 Ocean Street, 4 Floor, Santa Cruz CA 95060
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Environmental Review Ininal Study
Page 2

DISCRETIONARY APPROVAL(S) BEING CONSIDERED

X General Plan Amendment X Grading Permit
X Land Division X Riparian Exception
X Rezoning Other:

__X.. Development Permit

— Coastal Development Permit

NON-LOCAL APPROVALS
Other agencies that must issue permits or authorizations:

ENVIRONMENTAL REVIEW ACTION
On the basis of this Initial Study and supporting documents:

____ Ifind that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.

_X Ifind that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because the attached

mitigation measures have been added to the project. A MITIGATED NEGATIVE
DECLARATION will be prepared.

___ | find that the proposed project MAY have a significant effect on the environment,
and an ENVIRONMENTAL IMPACT REPORT is required.

7

M#E;Q«%K %’ 79 /67

Matt/ Johnston Date

For: Claudia Slater
Environmental Coordinator
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Environmental Review Initial Study
Page3

Il. BACKGROUND INFORMATION

EXISTING SITE CONDITIONS
Parcel Size: 1.55 acres

Existing Land Use: Single family residence (formerly used as office building)

Vegetation: Mixedwoodland and riparian

Slope in area affected by project: _X_ 0-30% ____ 31 - 100%
Nearby Watercourse: Unnamed tributary to Borregas Creek
Distance To: Adjacent to development (on subject property)

ENVIRONMENTAL RESOURCES AND CONSTRAINTS

Groundwater Supply: N/A
Water Supply Watershed: Not mapped
Groundwater Recharge: Not mapped

Timber or Mineral: Not mapped

Agricultural Resource: Not mapped

Biologically Sensitive Habitat: Mapped riparian
woodland

Fire Hazard: Not mapped

Floodplain: Not mapped

Erosion: Not mapped

Landslide: Not mapped

SERVICES
Fire Protection: Aptos/La Selva Fire
Protection District
School District: Soquel Elementary
School District
Sewage Disposal: Santa Cruz County
Sanitation District

PLANNING POLICIES
Zone District: R-1-1AC
General Plan: R-UVL
Urban Services Line: X
Coastal Zone:

Inside
Inside
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Liquefaction: Low potential
Fault Zone: Not mapped

Scenic Corridor: Mapped scenic
resource

Historic: Not mapped
Archaeology: Not mapped
Noise Constraint: Soquel Drive

Electric Power Lines: N/A
Solar Access: Limited (trees)
Solar Orientation: South
Hazardous Materials: N/A

Drainage District: Zone 6 Flood Control

District

Project Access: Soquel Drive

& Haas Drive

Water Supply: Soquel Creek Water

District

Special Designation: None

____ Outside
_X__ Outside



Environmental Review Initial Study
Page 4

PROJECT SETTING AND BACKGROUND:

The subject property is approximately 1.55 acres located on the northeast corner of the
intersection of Soquel Drive and Haas Drive, in Aptos. An existing single family dwelling,
formerly used as an office building, is located at the center of the usable area of the
property with a detached garage, outbuildings, and two existing driveway approaches at
Soquel Drive. The remaining area of the subject property is partially improved with
landscaping and miscellaneous improvements, with a riparian corridor along the eastern
side of the project site. The property is wooded with a mixture of oaks, pines, cypress,
and acacia trees. Single family residential development exists to the north and east,
with detached townhouses to the southeast. Residences, commercial uses, a fire
station and public school are located to the west and southwest across Soquel Drive.

DETAILED PROJECT DESCRIPTION:

This application is a proposal to construct 10 townhouses on an approximately 1.55
acre property. (Attachment 2) The existing single family dwelling and detached
outbuildings will be demolished as a component of this proposal. The site will be
rezoned from the R-1-1AC (Single family residential - 1 acre minimum) zone district to
the RM-4 (Multi-family Residential - 4,000 square feet minimum) zone district. The
General Plan land use designation will be amended from R-UVL (Urban Very Low
Density Residential) to R-UM (Urban Medium Density Residential) for this area. The R-
1-1AC zone district remains from when this area was not served by sanitary sewer
facilities. The parcel is now connected to the public sewer and a higher density zone
district and General Plan designation are appropriate.

The proposed residential development will be accessed from Soquel Drive and Haas
Drive. Seven townhouse units will be accessed from an interior driveway off Soquel
Drive and the remaining three units will have vehicular access directly from Haas Drive.
The interior roadway will require an exception to the County Design Criteria, with a
reduced width, and no sidewalks or landscape strips. Haas Drive will require an
exception due to a sidewalk on one side of the street (across Haas Drive from the
proposed development).

Grading will be required to prepare the site for development and to-ensure that the site
is properly drained. Grading volumes will be approximately 550 cubic yards (cut) and
220 cubic yards (fill), with the remaining 330 cubic yards to be exported off site. Units 8,
9 & 10 will be constructed with a stepped foundation design due to the slope down from
Haas Drive, with rear yard decks to avoid excessive grading. Retaining walls will be
constructed behind the trash enclosure and the private yard area for Unit 1. Many of the
trees will be removed due to age, condition, and site disturbance due to construction.
Replacementtrees will be installed in the common areas where space allows.
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Or Significant Less than
Page 5 Potentially with Significant .
Significant Mitigation Or Mot
Impact Incorporation No Impact Applicable
111 ENVIRONMENTAL REVIEW CHECKLIST
A. Geology and Soils
Does the project have the potential to:
1. Expose people or structures to
potential adverse effects, including the
risk of material loss, injury, or death
involving:
A. Rupture of a known earthquake
fault, as delineated on the most
recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the
State Geologist for the area or as
identified by other substantial
evidence? X
B. Seismic ground shaking? . X
C. Seismic-related ground failure,
including liquefaction? X

D. Landslides?

All of Santa Cruz County is subject to some hazard from earthquakes. However, the
project site is NOt located within or adjacent to a county or State mapped fault zone. A
geotechnical investigation for the proposed project was performed by Haro, Kasunich
& Associates, dated 11/06 (Attachment 3). The report concluded that seismic shaking
and potential creek slope failure can be managed through proper structure location and
foundation design, and that the potential for liquefaction is low. The report has been
reviewed and accepted by Environmental Planning staff (Attachment 4).

2. Subject people or improvements to
damage from soil instability as a result
of on- or off-site landslide, lateral

spreading, to subsidence, liquefaction,
or structural collapse? X

See response A-I, above.
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Significant Mitigafion - Or Not
Impact Incorporation No impact Applicable
3. Develop land with a slope exceeding
30%7 X

There are slopes that exceed 30% within the riparian corridor ON the subject property
All structures will be set back a minimum of 10 feet from the break in slope above the
riparian corridor.

4, Result in soil erosion Or the substantial
loss of topsoil? X

Some potential for erosion exists during the construction phase of the project,
however, this potential is minimal because the structures are proposedto be located
back from the edge of the slope above the riparian corridor, with drainage to be
directed away from lhe slope to prevent erosion of 'he stream hank, and standard
erosion controls are a required condition of the project. Prior to approval of a grading
or building permit, the project is required to have an approved erosion control plan,
which will specify detailed erosion and sedimentation control measures. The plan will
include provisionsfor disturbed areas to be planted with ground cover and to be
maintained to minimize surface erosion.

5. Be located on expansive soil, as
defined in Table 18-1-B of the Uniform
Building Code(1994), creating
substantial risks to property? X

The geotechnical report for the project did not identify any elevated risk associated with
expansive soils.

6. Place sewage disposal systems in
areas dependent upon soils incapable
of adequately supporting the use of
septic tanks, leach fields, or alternative
waste water disposal systems? X

No septic systems are proposed. The projectwill connect to the Santa Cruz County
Sanitation District, and the applicant will be required to pay standard sewer connection
and service fees that fund sanitation improvements within the district as a Condition of
Approval forthe project.

7. Result in coastal cliff erosion? X
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Significant Mirigation Or Ned
Impact Incorpeoraticn No Impact Applicable

B. Hvdrology, Water Supply and Water Quality
Does the project have the potentialto:

7. Place development within a 100-year
flood hazard area? X

According to the Federal Emergency Management Agency (FEMA) National Flood
Insurance Rate Map, dated March 2, 2006, no portion of the project site lies within a
100-year flood hazard area.

2. Place development within the floodway
resulting in impedance Or redirection of
flood flows? X

According to the Federal Emergency Management Agency (FEMA) National Flood
Insurance Rate Map, dated March 2, 2006, no portion of the project site lies within a
100-yearflood hazard area.

3. Be inundated by a seiche or tsunami? X

4. Deplete groundwater supplies or
interfere substantially with
groundwater recharge such that there
would be a net deficit, or a significant
contribution to an existing net deficit in
available supply, or a significant
lowering of the local groundwater
table? X

The project will obtain water from Soquel Creek Water District and will not rely on
private well water. Although the project will incrementally increase water demand,
Soquel Creek Water District has indicated that adequate supplies are available to
serve the project as the project is required to participate inthe District's offset program
(Attachment5). The projectis not located in a mapped groundwater recharge area.

5. Degrade a public or private water
supply? (Including the contribution of
urban contaminants, nutrient
enrichments, or other agricultural
chemicals or seawater intrusion). X

Runoff from this project may contain small amounts of chemicals and other household
contaminants. No commercial or industrial activities are proposed that would
contribute a significant amount of contaminants to a public or private water supply.
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Potential siltation from the proposed project will be mitigated through implementation of
erosion control measures. A silt and grease trap, and a plan for maintenance, will be
required to reduce this impact to a less than significant level.

6. Degrade septic system functioning? X

1. Alter the existing drainage pattern of
the site or area, including the alteration
of the course of a stream or river, in a
manner which could result in flooding,
erosion, or siltation on or off-site? X

T proposed project will not alter lhe existing overall drainage pattern of the site.
Buildings are proposed to be located back from the edge of the slope above the
riparian corridor and drainage will be directed away from the slope to prevent erosion
of the stream bank. Storm water runoff will be captured, treated, and discharged into
existing storm drainage facilities in Soquel Drive to prevent potential impacts.

8. Create or contribute runoff which
would exceed the capacity of existing
or planned storm water drainage
systems, or create additional source(s)
of polluted runoff? X

Drainage Calculations prepared by Ifland Engineers, revised 1/07 (Attachment 6), have
been reviewed for potential drainage impacts by the Department of Public Works
(DPW) Drainage Section staff, The calculations show that the net increase in runoff
will be 0.33 cubic feet per second for a ten year storm event before considering the
detention systems. The runoff rate from the property is proposed to be controlled by
on-site detention through a pervioustrench drain to a rate that does not exceed the
pre-development rate. DPW staff have determined that existing off-site storm water
facilities are adequate to handle the increase in drainage associated with the project
(Attachment 7). Referto response B-5 for discussion of urban contaminants and/or
other polluting runoff.

9. Contribute to flood levels or erosion in
natural water courses by discharges of
newly collected runoff? X

See response B-8 above
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10. Otherwise substantially degrade water
supply or quality? X

A silt and grease trap, and a plan for maintenance, will be required to minimize the
effects of urban pollutants.

C. Biological Resources
Does the project have the potential to:

1. Have an adverse effect on any species
identified as a candidate, sensitive, or
special status species, inlocal or
regional plans, policies, or regulations,
o. by the California Department ¢f Fish
and Game, or U.S. Fish and Wildlife
Service? X

According to the California Natural Diversity Data Base (CNDDB), maintained by the
California Department of Fish and Game, there are no known special status plant or
animal species in the site vicinity, and there were no special status species observed in
the project area. However, due to the proposed tree removals, it will be necessary to
determine the presence of special status bird species in the trees that are proposed to
be removed and to adjust the timing of tree removals to avoid nesting periods for these
species.

2. Have an adverse effect on a sensitive
biotic community (riparian corridor),
wetland, native grassland, special
forests, intertidal zone, etc.)? X

The subject property is mapped as a Riparian Woodland, and contains a riparian
corridor on the eastern side of the property. The area adjacent to the top of the bank
of the riparian corridor is currently disturbed, with some improvements located at the
edge of the bank above the stream. A Riparian Pre-Site (04-0047)was performed by
Environmental Planning staff for a different project {Attachment 8). The pre-site
determined that the buffer from the riparian corridor will be measured 20 feet from the
top of the stream bank with an additional construction setback of 10feet. A Riparian
Exception is required for this proposed development and Environmental Planning staff
have indicated that the findings for such an exception can be met (Attachment 7). In
order to protect riparian resources, structures are proposed to be located back from the
edge of the slope above the riparian corridor and drainage will be directed away from
the slope to prevent erosion of the stream bank. Temporary fencing will be installed to
prevent impacts to the riparian area during construction. Permanent fencing of the
riparian area is proposed to prevent further activity or improvements that may
adversely affect riparian resources.
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3. Interfere with the movement of any

native resident or migratory fish or

wildlife species, or with established

native resident or migratory wildlife

corridors, or impede the use of native

or migratory wildlife nursery sites? X

The proposed improvements are located away from the riparian corridor and the
proposed project will not interfere with the movements or migrations of fish or wildlife,
or impede use of a known wildlife nursery site.

4. Produce nighttime lighting that will

. . . . ~
iluminate animal habitats? - Lk

The development area is adjacent to a riparian corridor, which could be adversely
affected by a new or additional source of light that is not adequately deflected or
minimized. The following conditions will be added to the project, such that any
potential impact will be reducedto a less than significant level: all lighting in the project
will be required to be shielded to prevent fugitive light and directed away from the
riparian corridor.

5. Make a significant contribution to the
reduction of the number of species of
plants or animals? X

Referto C-1 and C-2 above

6. Conflictwith any local policies or
ordinances protecting biological
resources (such as the Significant
Tree Protection Ordinance, Sensitive
Habitat Ordinance, provisions of the
Design Review ordinance protecting
trees with trunk sizes of 6 inch
diameters or greater)? X

Although the project has been designed to preserve as many existing trees as
possible, the removal of 31 trees in excess of 6 inches in diameter is proposed. An
arborist's report and plan review letter, prepared by James P.Allen & Assoc., dated
10/5/06 & 1/31/07 (Attachment 9) were submitted to evaluate the health of the trees
and to identify trees that were suitable for preservation. Perthe arborist, many of the
trees are infair to poor health and/or structure. The arborist has identified tree
protection measures to protect the trees suitable for preservation that have been
incorporated into the project design. Adherence to the tree protection measures and
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the planting of 28 replacement trees throughout the development (and relocation of
trees recently planted along Haas Drive to a more appropriate location) will mitigate for
the proposed tree removals.

7.

Conflict with the provisions of an
adopted Habitat Conservation Plan,
Biotic Conservation Easement, or

other approved local, regional, or state
habitat conservation plan?

D. Energy and Natural Resources
Does the project have the potential to:

-
i

Affect or be affecied by iand
designated as "Timber Resources" by
the General Plan?

Affect or be affected by lands currently
utilized for agriculture, or designated in

the General Planfor agricultural use? X

The project site is not currently being used for agriculture and no agricultural uses are
proposed for the site Or surrounding vicinity.

3.

Encourage activities that result in the
use of large amounts of fuel, water, or
energy, Or use of these in a wasteful

manner? X
Have a substantial effect on the

potential use, extraction, or depletion

of a natural resource (i.e., minerals or

energy resources)? X
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E. Visual Resources and Aesthetics
Does the project have the potential to:
1. Have an adverse effect on a scenic

resource, including visual obstruction

of that resource? X

The project is located within @ mapped scenic resource area, as designated in the
County's General Plan (1994). However, no public scenic resources can be identified
on the project site or within the project area. The only views that will be affected by the
project are those from private property and from roadways that are not designated as
scenic roads inthe County General Plan. County visual resource protection
regulations only apply to public viewsheds.

2. Substantially damage scenic
resources, within a designated scenic
corridor or public view shed area
including, but not limited to, trees, rock
outcroppings, and historic buildings? X

See response E-I above. The project site is not located along a County designated
scenic road.

3. Degrade the existing visual character
or quality of the site and its
surroundings, including substantial
change in topography or ground
surface relief features, and/or
development on a ridge line? X

The existing visual setting is a residential neighborhood with some commercial and
public facilities uses. The proposed project is designed and landscaped so as to fit into
this setting.

4, Create a new source of light or glare
which would adversely affect day or
nighttime views in the area? : X

See response C-4 above.

5. Destroy, cover, or modify any unique
geologic or physical feature? X

There are no unique geological or physical features on or adjacent to the site that
would be destroyed, covered, or modified by the project.
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F. Cultural Resources
Does the project have the potential to:

1. Cause an adverse change inthe
significance of a historical resource as
defined in CEQA Guidelines 15064.57 X

The existing structure{s) on the property is not designated as a historic resource on
any federal, State or local inventory.

2. Cause an adverse change in the
significance of an archaeological
resource pursuant o CEQA
Guidelines 15064.57 . X

No archeological resources have been identified in the project area. Pursuant to
County Code Section 16.40.040, if at any time inthe preparation for or process of
excavating or otherwise disturbing the ground, any human remains of any age, or any
artifact or other evidence of a Native American cultural site which reasonably appears
to exceed 100 years of age are discovered, the responsible persons shall immediately
cease and desist from all further site excavation and comply with the notification
procedures given in County Code Chapter 16.40.040.

3. Disturb any human remains, including
those interred outside of formal
cemeteries? X

Pursuant to Section 16.40.040 of the Santa Cruz County Code, if at any time during
site preparation, excavation, or other ground disturbance associated with this project,
human remains are discovered, the responsible persons shall immediately cease and
desist from all further site excavation and notify the sheriff-coroner and the Planning
Director. If the coroner determines that the remains are not of recent origin, a full
archeological report shall be prepared and representatives of the local Native
California Indian group shall be contacted. Disturbance shall NOt resume until the
significance of the archeological resource is determined and appropriate mitigations to
preserve the resource on the site are established.

4, Directly or indirectly destroy a unique
paleontological resource or site? X
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G. Hazards and Hazardous Materials
Does the project have the potential to:

1. Create a significant hazard to the
public or the environment as a result of
the routine transport, storage, use, or
disposal of hazardous materials, not
including gasoline or other motor
fuels? X

2. Be located on a site which is included
on a list of hazardous materials sites
compiled pursuant to Government
Code Section 65962.5 and, as a
result, would it create a significant
hazard to the public or the
environment? X

The project site is not included on the 4/16/07 list of hazardous sites h Santa Cruz
County compiled pursuant to the specified code.

3. Create a safety hazard for people
residing or working inthe project area
as a result of dangers from aircraft
using a public or private airport located

within two miles of the project site? X
4. Expose people to electro-magnetic

fields associated with electrical

transmission lines? X
5. Create a potential fire hazard? X

The project design incorporates all applicable fire safety code requirements and will
include fire protectiondevices as required by the local fire agency.

6. Release bio-engineered organisms Or
chemicals into the air outside of
project buildings? X
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H. Transportation/Traffic
Does the project have the potential to:

1. Cause an increase in traffic that is
substantial in relation to the existing
traffic load and capacity of the street
system (i.e., substantial increase in
either the number of vehicle trips, the
volume to capacity ratio on roads, or
congestion at intersections)? X

The project will create a small incremental increase in traffic on nearby roads and
intersections. However, given the small number of new trips created by the project,
this increase is less than significant. Further, the increase will not cause the Level of
Service at any nearby intersection to drop below Level df Service D.

2. Cause an increase in parking demand
which cannot be accommodated by
existing parking facilities? X —

The project meets the code requirements for the required number of parking spaces
and therefore new parking demand will be accommodated on site.

3. Increase hazards to motorists,
bicyclists, or pedestrians? X

A traffic study to evaluate the vehicular sight stopping distance on Haas Drive has
been prepared by Higgins Associates, dated 12/22/06 (Attachment 10). According to
the traffic engineer, the three townhouses accessed off of Haas Drive will have
adequate time and vehicular sight stopping distance to turn into and back out of the
proposed driveways. The Department of Public Works, Road Engineering section has
reviewed and accepted the traffic study.

The proposed projectwill include exceptions to the County Design criteria for the
interior roadway and Haas Drive. The County standard for new roadways is a 56 foot
wide right of way with parking, sidewalks, and landscape strips on both sides. The
project design includes an exception to reduce the interior roadway to a 20 foot wide
paved surface with 2 foot wide trench drain grates on either side (for a total width of 24
feet) and no parking along the roadway outside of marked stalls. The sidewalk on
Haas Drive is located on the opposite side of the roadway from the proposed
development and is adjacent to the curb with no landscape strip. On street parking
has been limited to marked spaces and driveways, and adequate pedestrian circulation
has been provided throughout the site which will prevent potential hazards to motorists,
bicyclists, and/or pedestrians. Landscaping is provided throughout the project site.
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4. Exceed, either individually (the project

alone) or cumulatively (the project

combined with other development), a

level of service standard established

by the county congestion management

agency for designated intersections,

roads or highways? X

See response H-1 above

I. Noise
Does the project have the potential to:

1. Generate a permanen! increase in
ambient noise levels in the project
vicinity above levels existing without
the project? X

The project will create an incremental increase inthe existing noise environment.
However, this increase will be small, and will be similar in character to noise generated
by the surrounding existing uses.

2. Expose people to noise levels in
excess of standards established in the
General Plan, or applicable standards
of other agencies? X

Per County policy, average hourly noise levels shall not exceed the General Plan
threshold of 50 Leq during the day and 45 Leq during the nighttime. Impulsive noise
levels shall not exceed 65 db during the day or 60 db at night. An acoustic study has
been submitted (Attachment 11) which states that traffic noise in portions of the project
site adjacent to Soquel Drive can exceed these standards. The project acoustic
engineer has recommended construction techniques for the residential buildings and
fencing that will attenuate the traffic noise in order achieve compliance with General
Plan noise standards.

3. Generate a temporary or periodic
increase inambient noise levels in the
project vicinity above levels existing
without the project? X

Noise generated during construction will increase the ambient noise levels for adjoining
areas. Construction will be temporary, however, and given the limited duration of this
impact it is considered to be less than significant.
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J. Air Quality
Does the project have the potential to:
(Where available, the significance criteria
established by the MBUAPCD may be relied
upon to make the following determinations).
1. Violate any air quality standard or

contribute substantially to an existing

Or projected air quality violation? X

The North Central Coast Air Basin does not meet State standards for ozone and
particulate matter (PM10). Therefore, the regional pollutants of concern that would be
emitted by the project are ozone precursors (Volatile Organic Compounds [VOCs] and
nitrogen oxides [NOx]}, and dust.

Given the modest amount of new traffic that will be generated by the projectthere is no
indication that new emissions of VOCs or NOx will exceed Monterey Bay Unified Air
Pollution Control District (MBUAPCD) thresholds for these pollutants and therefore
there will not be a significant contribution to an existing air quality violation.

Project construction may result in a short-term, localized decrease in air quality due to
generation of dust and particulate matter (PM10). Standard dust control best
management practices, such as periodic watering, will be implemented during
construction to reduce impacts to a less than significant level. Additional measures
shall be required to reduce the production of emissions (acrolein) from diesel
equipment during the construction phase of the project.

2. Conflict with or obstruct
implementation of an adopted air
quality plan? X

The project will not conflict with or obstruct implementation of the regional air quality
plan. See J-1 above.

3. Expose sensitive receptors to

substantial pollutant concentrations? X
4, Create objectionable odors affecting a

substantial number of people? X
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Does the project have the potential to:

1. Result in the need for new or
physically altered public facilities, the
construction of which could cause
significant environmental impacts, in
order to maintain acceptable service
ratios, response times, or other
performance objectives for any of the
public services:

a. Fire protection?

Less than
Significant
wilh
Mitigation
incorporation

Less than
Significant
Or Not
No impact Applicable

b. Police protection?

c. Schools?

d. Parks or other recreational
activities?

e. Other public facilities; including
the maintenance of roads?

X

While the project represents an incremental contribution to the need for services, the
increase will be minimal. Moreover, the project meets all of the standards and
requirements identified by the local fire agency, and school, park, and transportation
fees to be paid by the applicant will be used to offset the incremental increase in
demand for school and recreational facilities and public roads.

2. Result inthe need for construction of
new storm water drainage facilities or
expansion of existing facilities, the
construction of which could cause
significant environmental effects?

See response B-8 above
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3. Result inthe need for construction of
new water or wastewater treatment
facilities or expansion of existing
facilities, the construction of which
could cause significant environmental
effects? o X

The project will obtain water from Soquel Creek Water District and will not rely on
private well water. Although the project will incrementally increase water demand,
Soquel Creek Water District has indicated that adequate supplies are available to
serve the project as the project is required to participate inthe District's offset program
(Attachment 5).

Sanitary sewer service is available to serve the project, as reflected inthe comments
from the Santa Cruz County Sanitation District (Attachment 7).

4. Cause a violation of wastewater

treatment standards of the Regional
Water Quality Control Board? X

The project's wastewater flows will not violate any wastewater treatment standards.

5. Create a situation inwhich water
supplies are inadequate to serve the
project or provide fire protection? X

The water mains serving the project site provide adequate flows and pressure for fire
suppression. Additionally, the local fire agency has reviewed and approved the project
plans, assuring conformity with fire protection standards that include minimum
requirements for water supply for fire protection.

6. Result in inadequate access for fire
protection? X

The project's road access has been approved by the localfire agency assuring
conformity with fire protection standards that include minimum requirements for
emergency vehicle access.

7. Make a significant contribution to a
cumulative reduction of landfill
capacity or ability to properly dispose
of refuse? X

The project will make an incremental contribution to the reduced capacity of regional
landfills. However, this contribution will be relatively small and will be of similar
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magnitude to that created by existing land uses around the project

8. Result ina breach of federal, state,
and local statutes and regulations
related to solid waste management? X

L. Land Use, Population, and Housing
Does the project have the potential to:

1. Conflict with any policy of the County

adopted for the purpose of avoiding or
mitigating an environmental effect? X

The proposed project does not conflict with any policies adopted for the purpose of
avoiding or mitigating an environmental effect.

2. Conflict with any County Code
regulation adopted for the purpose of
avoiding or mitigating an
environmental effect? X

The proposed project does not conflict with any regulations adopted for the purpose of
avoiding or mitigating an environmental effect.

3. Physically divide an established
community? X

The project will not include any element that will physically divide an established
community.

4. Have a potentially significant growth
inducing effect, either directly (for
example, by proposing new homes
and businesses) or indirectly (for
example, through extension of roads

or other infrastructure)? — X -

A General Plan Amendment and Rezoning is included with this application to rezone
the project site to multi-family residential General Plan and zoning designations as is
more appropriate given the location of the project site and the availability of all urban
services. The proposed project is designed at the density and intensity of development
allowed by the resulting General Plan and zoning designations for the parcel.
Additionally, the project does not involve extensions of utilities {(€.g., water, sewer, or
new road systems) into areas previously not served. Consequently, it is not expected
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to have a significant growth-inducing effect.

5. Displace substantial numbers of
people, or amount of existing housing,

necessitating the construction of
replacement housing elsewhere? X

The proposed project will entail a net gain in housing units
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M. Non-Local Approvals

Does the project require approval of federal, state,
or regional agencies? Yes X No

N. Mandatory Findings of Significance

1. Does the project have the potential to
degrade the quality of the environment,
substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildlife
population to drop below self-sustaining
levels, threaten to eliminate a plant or animal
community, substantially reduce the number
or restrict the range of a rare or endangered
plant, animal, or natural community, or
eliminate important examples of the major
periods of California history or prehistory? Yes No X

2. Does the project have the potential to
achieve short term, to the disadvantage of
long term environmental goals? (A short term
impact on the environment is one which
occurs in a relatively brief, definitive period of
time while long term impacts endure well into
the future) Yes No X

3. Doesthe project have impacts that are
individually limited, but cumulatively
considerable ("cumulatively considerable™
means that the incremental effects of a
project are considerable when viewed in
connection with the effects of past projects,
and the effects of reasonably foreseeable
future projects which have entered the
Environmental Review stage)? Yes No X

4. Does the project have environmental effects
which will cause substantial adverse effects
on human beings, either directly or
indirectly? Yes No X
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TECHNICAL REVIEW CHECKLIST

REQUIRED COMPLETED* N/A

Agricultural Policy Advisory Commission
(APAC) Review

Archaeological Review

Biotic Report/Assessment

Geologic Hazards Assessment (GHA)

Geologic Report

Geotechnical (Soils) Report

Riparian Pre-Site XXX

Septic Lot Check

Other:

Attachments:

Vicinity Map, Map of Zoning Districts, Map of General Plan Designations, Assessors Parcel Map
Tentative Map & Preliminary Improvement Plans prepared by Ifland Engineers, dated 3/23/07;
Landscape Plan prepared by Gregory Lewis, revised 3/29/07.

Geotechnical Investigation(Conclusions and Recommendations)prepared by Haro, Kasunich &
Associates, dated 11/06 8 1/31/07.

Geotechnical Review Letter prepared by Kent Edler - Civil Engineer, dated 11/27/06.

Letter from Soquel Creek Water District, dated 2/8/06.

Drainage calculations (Summary) prepared by Bowman & Williams, revised 1/07.

Discretionary Application Comments, dated 5/1/07.

Riparian Pre-Site 04-0047, prepared by Robin Bolster, Resource Planner, dated 2/26/04.
Arborists Report (Summary and Recommendations) prepared by James P. Allen 8 Assoc., dated
10/5/06 & 1/31/07.

10. Traffic Study (Conclusionsand Recommendations) prepared by Higgins Assoc., dated 12/22/06.

11. Noise Study, prepared by Environmental Consulting Services, dated 10/16/06.
12. Comments and Responses.

N ==
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Haro. KasuNiCH AND ASSOCIATES, INC.

ConsulTing GeEaTEcHMCaL & CoasTal ENcINEERS

Project No. SC9309
1 November 2006

MR. KEITH BAXTER AND

MR. RANDY KANAWYER.

c/o BK Properties

561 Hacienda Drive

Scotts Valley, California 95076

Subject: Geotechnical Investigation

Reference: 10 Unit Condominium Project

APN 038-062-05

6851 Soquel Drive
Aptos, California
Dear Mr. Baxter and Mr. Kanawyer:

In accordance with your authorization, we have performed a Geotechnical Investigation for
a proposed 10 unit condominium project located in Aptos, California.

The accompanying report presents our conclusions and recommendations and the results
of the geotechnical investigation on which they are based.

If you have any questions concerning this report, please contact our office
Very truly yours,
HARO, KASUNICH &ASSOCIATES, INC.

(Dotin & Earge

Christopher A. George

C.E. 50871
CAG/dk , :
Environmental Review Injiat Study
Copies: 4 to Addressee ATTACHMENT
APPLICATION NG-0651
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GEOTECHNICAL INVESTIGATION
Introduction
This report presents the results of our Geotechnical Investigation for a proposed 10 unit
condominium project located at 6851 Soquel Drive in Aptos. California. The project will
consist of the construction of 10 new detached and attached two-story units onthe ¥z acre
() parcel and paved access driveways. An existing residence, detached garage and

outbuildings on the parcel will be removed prior to construction df the subdivision.

A Site Plan showing site topography and the proposed building layout for the project was

provided by Mr. Baxter. Our Boring Site Plan (see Figure 2) is based on this plan.

Purpose and Scope

The purpose of our investigation was to explore and evaluate soil conditions at the site and
develop geotechnical criteria and recommendations for design and construction of the new

dwellings and improvements. The specific scope of our serviceswas as follows:

1.  Site reconnaissance and review of available data in our files regarding the site and

vicinity.

Emwonmental Rewe ipital Study
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2. A field exploration program consisting of logging and interval sampling of soil
encountered in nine (9) continuous flight-augered boringsto depths of 112210 26%
feet deep. The soil samples obtained were sealed and returned to the laboratory

for testing.

3. Laboratory testing of select soil samples to determine the pertinent engineering

properties of the foundation zone soils.

4. Engineering analysis and evaluation of the resulting field and laboratory data to

develop geotechnical design criteria and recommendations site grading, building

foundations, slabs-on-grade, retaining walls, site drainage and erosion control.

5.  Submittal of this report presenting the results of our investigation.

Site Location and Conditions

The referenced parcelis located at 6851 Soquel Drive inAptos, California (see Site Vicinity
Map, Figure 1 in Appendix A). The parcel is bound to the east by Vienna Drive, to the
north by a residential lot, and to the west by Haas Drive. Topography onthe parcel varies
somewhat. The west side of the parcelslopesto the east at a gradient of about 25 percent
to the present home site. a levelto very gentle south sloping area, 50to 150feet wide and

200 feet long. On the east portion of the parcel, a steep slope (average 70 percent

Ervironmental Review Ini I Stud
\ ¥
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gradient) descends toward a north-south trending drainage channel. The centerline ofthe

channel is about 18 feet below the proposed building area.

Current development on the parcel consists of a one story single family dwelling, a
detached garage, sheds, a paved driveway and parking area, ana landscaped areas
around the dwelling. The property also has several large oak trees and numerous other

trees and brush around the property. All existing structures are planned to be demolished.

Project Description

The proposed10 unit project will includethe construction of 6 detached twostory dwellings
and 2 attached 2-unit dwellings and paved access driveways. Units1,2,8,9 and 10, onthe
west side of the property will be excavated into the hillside. Unils 3,4,5,6 and 7, on the
level east side of the property will be setback a minimum of 10 feet from the top edge of
the creek bank. The size ofthe units has not yet beenfinalized but the building footprints
are about 1000 square feet. Seven of the units will be accessed by a driveway off Soquel

Drive and three units will be accessed by Haas Drive.

Field Exploration

Subsurface conditions were investigated on 25 August 2006 by drilling nine (9) exploratory
borings to depths ranging from 11% to 26% feet. The approximate locations of the test

borings are indicated on the Boring Site Plan (see Figure 2 in Appendix A). The borings

Ervironmental Review Ini al Stud
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were advanced with 8-inch diameter Hollow stem continuous flight auger equipment,
mounted on a truck. The soil encountered was continuously logged in the field, and
described in accordance with the Unified Soil Classification System (ASTM D2488, Visual-

Manual Procedure)). The Logs of Test Borings are included inthe Appendix of this report.

Representative soil samples were obtained from the exploratory borings at selected
depths. These samples were recovered using the 3.0 inch outside diameter (O.D.)

Modified California Sampler (L) or the 2.0 inch O.D. Standard Terzaghi Sampler (T).

The penetration resistance blow counts noted on the boring logs were obtained as the
sampler was dynamically driven into the in situ soil. The process was performed by
dropping a 140-pound hammer 30 vertical inches, driving the sampler 6 to 18 inches, and
recording the number of blowsfor each 6-inch penetrationinterval. The blows recorded on
the boring logs represent the accumulated number of blows required to drive the last 12

inches.

The boring logs denote subsurface conditions at the locations and time observed. and itis
not warranted that they are representative of subsurface conditions at other locations or

times

Environmental Review Inital Study
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Laboratory Testing

The laboratory testing program was directed toward a quantitative and qualitative
evaluation of the physical and engineering properties of the underlying soil at the site

influenced by the anticipated foundation construction and project development.

The natural moisture contents and dry densities were determined on selected samples and
are recorded On the boring logs at the appropriate depths. Since water has a significant
influence on soil, the natural moisture content provides a rough indicator of the soil's
compressibility, strength, and potential expansion characteristics. Atterberg Limits tests
were performed on foundation zone soil samples for the purpose of evaluating soil
plasticity and expansion potential and aid in soil classification. Grain Size Analysis Tests

were performed on selected samples to aid in soil classification.

The strength parameters of the underlying earth materials were determined from test
values derived from Standard Penetration Testing (SPT) performed during our field
investigation and direct shear tests performed in our laboratory. Direct sheartest samples

were saturated 24 hours prior to testing.

The results of field and laboratory testing appear on the Logs of Test Boring opposite the

sample tested

) Ervironmental Review Inital tudy
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Subsurface Conditions

Based on our subsurface investigation, the soil conditions ¢ the site vary, depending on
the location of the borings. Inour borings on the west side of the parcel (Borings 3, 4, 5,
and 9). we encountered 1to 2 feet of loose silty sand, underlain by medium dense silty and
clayey sand (terrace deposits) from the surface to depths of 5to 7 feet. The medium
dense soil was underlain by dense silty sand (Purisima Formation sand) to the depths
explored (11.5feet). Inour borings on the level portion of the property (Borings 1, 2, 8, and
7), we encountered loose to medium dense silty and clayey sand from the surface to
depths df 18 to 25 feet, underlain by dense sand to the depths explored (21.5 to 26.5feet).
In Boring 8, drilled adjacent to the garage, we encountered medium dense to dense silty
sand from the surface to a depth of 20 feet, underlain by dense sand to the depth explored

(21.5 feet).

Groundwater was encountered at depths of 20.5 feet, 18 feet, and 21 feet in Borings 1, 6,
and 7, respectively. Water appeared to be perching on the Purisima Formation sand
underlying the site. It should be noted that groundwater levels may fluctuate due to
variations in rainfall or other factors not evident during our investigation. Groundwater

levels at the site may rise during winter and spring months.

Environmental Beview Inital Study
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Site Geology

Based on a review of the Preliminary Geologic Map of Santa Cruz Cour (Brabb, 1989),
the site vicinity is mapped as Tp: Purisima Formation (Pliocene and Upper Miocene) and

Qcu: Coastal terrace deposits, undifferentiated (Pleistocene).

The Gicu unit consists of semi-consolidated, moderately well sorted marine sand with thin,
discontinuous gravel-rich layers. The terrace deposits may be overlain by poorly sorted
fluvial and colluvial silt, sand and gravel. The unitthickness is variable, generally lessthan
20 feet thick. The deposits may be relatively well indurated in upper part of weathered

zone (Brabb, 1989).

The Tp unit consists of very thick bedded yellowish-gray tuffaceous and diatomaceous
siltstone containing thick interbeds of bluish-gray, semi-friable, fine-grain andesitic
sandstone (Brabb, 1989).

The near surface soil and underlying dense sand encountered in our borings appears to be

consistent with the geologic description of the coastal terrace deposits (Qcu) and Purisima

Formation (Tp).
Environmental Review Init lud
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Stope Stability

The creek bank slope on the east side of the property is steep (average 70 percent
gradient) as it descends about 18feet to the adjacent creek. There is potentialfor shallow
landsliding of the bank when saturated and/or during strong seismic shaking. Treefalls
may also result in loss of the creek bank. However,the proposeddwellings will be setback
a minimum of 10 feet from the top of the bank. This will set the dwellings beyond a 2:1
(horizontal to vertical) line from the toe of the bank (based on Topographic Map by Ifland
Engineers, dated 8 February 2005). In addition, the buildings on the east side of the site
will have pier and grade beam foundations. Provided the buildings are setback a minimum
of 10 feet from the top edge of the bank and have pier and grade beam foundations, the
potential for landsliding to negatively impact the dwellings will be low. However, there is
potential for slope instability to negatively impact the yard area. Any improvements
between the dwellings and the top edge of the slope may be undermined and repairs

necessary in the future.

There is also potential for creek scour to undermine the toe of the bank and increase the
potential for instability of the creek bank. Itisimportant to monitor and maintain the creek
channel. If storm debris or treefalls in the creek divert runoff toward the creek bank

adjacent to the dwellings, rapid erosion and instability of the creekbank can occur.

Environmenial Review Inital Study
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Seismicity
The following is a general discussion of seismic considerations affecting the project area.

Detailed study of seismicity and geologic hazards is beyond the scope of this report.

A review of the Active Fault Near-Source Zones published by the California Department of
Conservation Division of Mines and Geology indicates earthquake faults in the vicinity of
the proposed project include the active San Andreas Fault (Type A) and the potentially
active Zayante Fault (Type B), located 11.4 km, and 5.7km from the project site,

respectively.

The SanAndreas Fault is major fault zone of active displacement extends from the Gulf of
California to the vicinity of Point Arena, where the fault leaves the California coastline.
Betweenthese points, the fault is about 700 miles long. The fault zone is a break or series
of breaks along the earth’s crust, where shearing movement has occurred. This fault

movement is primarily horizontal.

Historically, the San Andreas Fault has been the site of large earthquakes and
consequently, large earthquakes can be expected inthe future. The largest of the historic
guakes in northern California occurred on 18 April 1906 (mag. 8.3+). The major Loma
Prieta earthquake on 17 October 1989 (mag 6.9) was the second largest earthquake in
Northern California in the twentieth century. Both of these earthquakes are considered to
9 Environmental Review Ihifal tudy
ATTACHMENT 3, /.2 pb 38
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have been caused by .movement on the San Andreas Fault and caused significant damage
inthe San Francisco Bay area and Santa Cruz County. The San Andreas Faulthas a high
potential for surface rupture, with a recurrence interval of 50 to 1,000 years (Hall and
Others, 1974). The Working Group on California Earthquakes, 1990, estimates there is a
67 percent chance a large magnitude earthquake (7.0 or greater) will be experienced inthe

Bay area within the next 30 years.

Seismic hazards include landsliding, liquefaction, ground rupture and strong seismic

shaking.

There is potential for landsliding-of the oversteep stream channel bank during strong
seismic shaking. However, we recommend the buildings on the edge of the creek bank
have pier and grade beamfoundations and a minimum foundation setback of 10 feet from
the edge of the channel. This setback will put the buildings beyond a 2:1 line from the toe
of the channel and the potential for landsliding to negatively impact the buildings will be

low.

Documented conditions for soil that has liquefied indicate that from a general standpoint.
soil susceptible to liquefaction is sand of low to medium relative density, relatively free of
silt and clay, and fully saturated. The predominance of silty and clayey sand inthe top 20

feet of our borings and low groundwater level indicates the conditions for liquefaction at the

10
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site are relatively low. The likelihood of surface rupture of the site appears remote, as no

known faults cross the site.

During a major earthquake in the vicinity of the site, ground shaking would probably be
severe. Experience following the 17 October 1989 Loma Prieta earthquake indicates that
the quality of construction is a primary factor affecting the amount of earthquake damage
sustained by wood framed residential structures during strong ground shaking. Most of the
structural damage from the Lorna Prieta earthquake was sustained where foundations
were not adequately embedded into firm materials; where the wood frame was not well
braced for lateral shear; and/or where the wood frame was not securely tied to the building
foundations. Conversely, where wood frame structures were supported on foundations
embedded into firm material, well braced for lateral shear and securely tied to the
foundation, structural damage was generally minor even in areas quite close to the
epicenter where very strong to severe ground shaking occurred. Based on these
considerations, the risk of substantial structural damage from earthquakes appears
relatively low for well built homes which incorporate lateral shear bracing and modern

building code requirements into their design and construction

Environsmental Review Inita} Study
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DISCUSSIONS, CONCLUSIONS AND RECOMMENDATIONS

Based onthe results of our investigation, the proposed development appears compatible
with the site, provided the geotechnical criteria and recommendations presented in this

report are incorporated into the design and construction of the project.

Geotechnical considerations at the site include providing firm uniform support for the new
dwellings, the proximity of the steep drainage channel bank on the east side of the

property, site drainage, and the potential for strong seismic shaking.

Units 1, 2, 8, 9, and 10, located on the west portion of the property, may be founded on
conventional spread footing foundations embedded in the medium dense to dense near
surface soil. Units 3, 4, 5, 6, and 7, located on the level east portion of the property, are
underlain by loose to medium dense soil. Because of the loose condition of near surface
soil and proximity of the adjacent creek bank, we recommend a minimum setback of 10
feet fromthe top of the creek bank and founding the dwellings on reinforced concrete pier

and grade beam foundations.

There is potential for shallow landsliding of the bank when saturated and/or during strong

seismic shaking. Treefalls may also result in loss of the creek bank. Trees at the site

" Environmental Review Jnita Study
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should be evaluated by an arborist periodically to determine the health of the trees and
determine if trimming is necessary. The proposed dwellings will b e setback a minimum of
10feet from the top of the bank. This will set the dwellings beyond a 2:1 (horizontal to
vertical) line from the toe of the bank. In addition, the buildings onthe east side of the site
will have pier and grade beamfoundations. Provided the buildings are setback a minimum
of 10 feet from the top edge of the bank and have pier and grade beam foundations, the
potential for deep seated landslides to negatively impact the dwellings will be low.
However, there is potential for slope instability to negatively impact the yard area. |If
improvements between the dwellings and the top edge of the slope such as patio slabs or

fences are constructed, they may be undermined if shallow slides occur.

There is also potential for creek scour to undermine the toe of the bank and increase the
potential for instability of the creek bank. Itisimportantto monitor and maintain the creek
channel. I storm debris or treefalls in the creek divert runoff toward the creek bank
adjacent to the dwellings, rapid erosion and instability of the creekbank can occur, resulting

in loss of the creekbank.

Site drainage will be important at the site to maintain longterm stability of the creek banks.
Concentrated runoff should not be allowed to flow over the slopes. Surface runoff should

be directed away from the slopes and conveyed to a storm drain system.

Environmental RBeview Inital Study
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The site will most likely experience strong seismic shaking during the design lifetime of the
proposed structures. The foundation and'structure should be designed utilizing current

Uniform Building Code (UBC) seismic design standards.

The following recommendations should be used as guidelines for preparing projeci plans

and specifications:

Site Grading

1. The geotechnical engineer should be notified at least four (4) working days priorto
any site clearing or grading so that the work in the field can be coordinated with the
grading contractor, and arrangements for testing and observation services can be made.
The recornmendations of this report are based on the assumption that the Haro, Kasunich
and Associates will perform the required testing and observation services during grading
and construction. It isthe owner's responsibility to make the necessary arrangements for

these required services.

2. Where referenced inthis report, Percent Relative Compaction and Optimum Moisture

Content shall be based on ASTM Test Designation D1557-01.

3. Areas to be graded should be cleared of all obstructions including loose fill,

foundations, septic tanks, trees not designated to remain, and other unsuitable material.

14
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Existing depressions or voids created during site clearing should be backfilled with

engineered fill.

4. Cleared areas should then be stripped of organic-laden topsoil. Stripping depth is
typically from 2 to 6 inches. Actual depth of stripping should be determined in the field by
the geotechnical engineer. Strippings should be wasted off-site or stockpiled for use in

landscaped areas if desired.

5. Allareasto receive engineeredfill should be scarified to a depth of 6 inches, moisture
conditioned, and compacted to a minimum of 90 percent relative compaction. Portions of
the site may need to be moisture conditioned to achieve a suitable moisture content for

compaction. These areas may then be brought to design grade with engineered fill.

6. Engineeredfill should be placed in thin lifts notto exceed 8 inches inloose thickness,
moisture conditioned, and compacted to a minimum of 90 percent relative compaction. In
areas where flexible or rigid pavement will be constructed, the top 8 inches of subgrade soil
and all aggregate base should be compacted to a minimum of 95 percent relative

compaction.

7. The on-site soil is acceptable for use as engineered fill provided the material is free of

organics or other deleterious material. Soil used for engineered fill which must be imported

Environmenial Review Inital Study
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should consist of a predominantly granular soil conforming to the quality and gradation
requirements as follows: The soil should be relatively free of organic material and contain
no rocks or clods greater than 4 inches in diameter, with no more than 15 percent larger
than 2% inches. The material should be predominantly granularwith a plasticityindexless

than 15, a liquid limit less than 35, and not more than 20 percent passing the #200 sjeve.

8. We estimate shrinkage factors of 15to 25 percent for the on-site materials when used

as engineered fill.

9. Following grading, exposed soil should be planted as soon as possible with

erosion-resistant vegetation.

10. After the earthwork operations have been completed and the geotechnical engineer
has finished his observation of the work, no further earthwork operations shall be
performed except with the approval of and under the observation of the geotechnical

engineer.

Foundations - Conventional Spread Footings

11. Units 1, 2,8, 9, and 10, located on the west portion of the property, may be supported
on conventional continuous spread footings under load bearing walls and isolated spread

footings and slabs under floors bearing on undisturbed natural soil. One-story footings
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should be a minimum of 12 inches deep and 12 inches wide. Two-story footings should be
a minimum of 18-inches deep and a minimum of 15inches wide. Actual footing widths
and depths should be determined in accordance with anticipated use and applicable
design standards. The footings should be reinforced as required by the structuraldesigner

based on the actual loads transmitted to the foundation.

12. Footings designed in accordance with the above may be designed for an allowable

soil bearing pressure of 2,000 psffor dead plus live loads. This value may be increased by

one third to include short-term wind and seismic loads.

13. Lateral load resistance for structures supported on footings may be developed in
friction between the foundation bottom and the supporting subgrade. A friction coefficient

of 0.35 is considered applicable.

14. Total and differential settlements under the proposed light building loads are

anticipated to be less than 1inch and 2 inch, respectively.

15. The foundation trenches should be kept moist and be thoroughly cleaned of all
slough or loose materials prior to pouring concrete. In addifien, all footings located

adjacent to other footings or utility trenches should have their bearing surfaces founded

17
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below an imaginary 172 :1 plane projected upward from the bottom edge of the adjacent

footings or uttlity trenches,

Pier and Grade Beam Foundation

16. Units 3, 4, 5, 6, and 7, located on the level east portion of the property, should be
supported on reinforced concrete pier and grade beam foundations. The dwellings should
be located a minimum of 10 feet from the edge of the slope. Piers should penetrate the
upper loose topsoil (top 4 feet of soil) and be embedded a minimum of 6 feet into the

undisturbed loose to medium dense silty sand.

17. Piers designed in accordance with the above may be designed for an allowable
skin friction of 300 psf plus a 1/3 increase for short term wind and seismic loads. All loose
fill and topsoil should be neglected when computing skin friction {a minimum of 4 feet of

soil should be neglected in pier design).

18. Piers should be designed for an active pressure equivalent to a fluid weight (EFW)
of 50 pcf acting in the top 4 feet of the piers within 10 to 20 feet of the top edge of the

creek bank. The active pressure should be assumed to act against 1% pier diameters.
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19. For passive lateral resistance, an equivalent fluid weight (EFW) of 250 pcf
may be used in the silty sand below a depth of 4 feet. The top 4 feet of soil (measured
from the ground surface) should be neglected in passive design. Passive pressures should

be assumed t0 act against 1z pier diameters.

20. As a minimum, the piers should be vertically reinforced the full length with at least
four Number 4 bars. The vertical reinforcement should be tied to the upper grade beam
reinforcement. Actual reinforcement requirements should be determined by ihe struciurai

designer.
21. The geotechnical engineer should observe the excavabons during pier drilling to
confirm anticipated subsurface conditions, verify pier depths, and present supplemental

recommendations, if necessary.

22. Prior to placing steel reinforcementand concrete, foundation excavations should

be thoroughly cleaned and observed by the geotechnical engineer.

Seismic Design

23. The 1997 UBC provides updated guidelines for seismic design of structures. Based
on these guidelines, a review of our boring logs indicates the average of soil properties in

the top 100 feet of soil at the site is typified by soil type Sp. We provide the following neai

19
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source factors (Na and Nv), and seismic coefficients (Ca and Cv) assuming the site is

underlain by soil type S and selectingthe San Andreas Fault and Zayante/Vergeles Fault

as the seismic source faults closest to the site:

Soil Type=Sp
Seismic Zone Factor =2 =0.40
FAULT DISTANCE R.L Mmax SLIP UBC
NAME TOSITE | (yn) RATE | FAULT | Na Nv Ca Cv
{mmiyr) | TYPE
=
San 11.4 km
Andreas 7.1miles 210 7.9 24.0 A 1.0 1.1 (.44 0.70
Zayante- ST kM ggar | 7.0 0.1 B 1.0 1.2 0.44 | 0.77
Vergeles™ 3.6 mi
|

* gritical fault

24. Total and differential settlement resulting under the proposedlightweight building loads

is anticipated to be lessthan 1inch and %z -inch respectively.
p y

Retaining Walls

25. Retainingwalls should be designedto resist both lateral setback earth pressures and
any additional surcharge loads. Spreadfooting foundations are recommendedfor retaining

walls provided the foundations are a minimum of 10 feet from adjacent slopes. Fordesign
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of retainingwalls up to 10 feet high and fully drained, the following design criteria may be

used:

A. Active earth pressure for walls allowed to yield is that exerted by an
equivalent fluid weighing 40 pcffor a level backslope gradient; and 55 pcf for
a 2:1 (horizontal to vertical) backslope gradient. This assumes a fully
drained condition.

B. Where walls are restrained from moving at the top (as is the case for
basement walls), design for a uniform rectangular distribution equivalent to
28H psf per foot for a level backslope, and 38H psf per foot for a 2:1
backslope. where H is the height of the wall.

C. For seismic design of retaining walls a dynamic surcharge load equal to 10H
psf, where H is the height of the wall, should be added to the above active
lateral earth pressures.

D. A coefficient of friction between base of foundation and native soil of 0.30
may be used, Alternatively, where retaining wall footings are poured neat
against dense native soil, a passive resistance of 250 pcf (EFW) may be
used. Neglect the upper 12inches of footing depth when computing passive
resistance.

E. In addition, the walls should be designed for any adjacent live or dead loads

which will exert a force on the wall (garage and/or auto traffic).
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F. Retaining walls that act as interior house walls should be thcroughly
waterproofed.
G. The above lateral pressure values assume that the walls are fully drained to

prevent hydrostatic pressure behindthe walls. Drainage materials behind the
wall should consist of Class 1, Type A permeable material complying with
Section 68 of Caltrans Standard Specifications, latest edition.

H. The drainage material should be at least 12 inchesthick. The drains should
.extendfrom the base of the walls to within 12 inches of the top of the backfill.
A perforated pipe should be placed (holes down) about 4 inches above the
bottom of the wall and be tied to a suitable drain outlet. Wall backdrains
should be capped at the surface with clayey material to preventinfiltration of
surface runoff into the backdrains. A layer of filter fabric (Mirafi 140N or

equivalent) should separate the subdrain material from the overlying soil cap.

Concrete Slabs-on-Grade

26. Building floor slabs and exterior slabs should be constructed on properly water
conditioned and compacted soil subgrade. Soil subgrades should be prepared and

compacted as recommended in the section entitled " Site Grading".

27.  The project design professional should determine the appropriate slab reinforcing

and thickness, in accordance with the anticipated use and loading of the slab. However,
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we recommend that consideration be given to a minimum slab thickness of 5 inches and
steel reinforcement necessary to address temperature and shrinkage considerations. It is
recommended that rebar in lieu of wire mesh be used for slab reinforcement. The steel
reinforcement should be held firmly inthe vertical ¢center of the slab during placement and

finishing of the concrete with pre-cast concrete dobies.

28. Where floor dampness must be minimized or where floor coverings will be installed,
concrete slabs-on-grade should be constructed on a capillary break iayer at least 4 inches
thick (exclusive of a 2 inch sand layer) and covered with a membrane vapor retarder.
Capillary break material should be free-draining, clean gravel or rock, such as 3/4-inch
gravel. The gravel should be washed to remove fines and dust prior to placement on the
slab subgrade. The vapor retarder should be a high quality membrane; at least 10 mil in
thickness; and puncture resistant (MoistStop or equivalent). A layer of sand about 2 inches
thick should be placed between the vapor retarder and the floor slab to protect the
membrane and aid in curing concrete. The sand should be lightly moistened prior to

placing concrete.

29. It should be clearly understood concrete slabs are not waterproof, nor are they
vapor-proof. The aforementioned moisture retardant system will help to minimize water
and water vapor transmission through the slab. However, moisture sensitive floor

coverings require additional protective measures. Floor coverings must be installed
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according to the manufacturer's specifications, including appropriate waterproofing
applications and/or any recommended slab and/or subgrade preparation. Consideration

should also be given to recommending a topical waterproofing application over the slab

30. Exterior concrete slabs-on-grade should be founded on firm, well-compacted ground
as delineated above. Reinforcing should be provided in accordance with the anticipated
use and loading of the slab. The reinforcement should not be tied to the building
foundations. These exterior slabs can be expected to suffer some cracking and
movement. However, thickened exterior edges, a well-prepared subgrade including pre-
moistening prior to pouring concrete, adequately spaced expansion joints, and good

workmanship should minimize cracking and movement.

Flexible Pavement

31. Pavementdesign was beyondthe scope of our services. W e understand pavement
design will be provided by the project civil engineers prior to submittal of Improvement
Plans. For selected pavement sections to perform to their greatest efficiency, it is

important that the following items be considered:

A.  Properly moisture condition the subgrade and compact it to a minimum relative
compaction of 95 percent at a moisture content at least 3 percent over the

optimum moisture content. If clay soil is exposed inthe subgrade, the clay should
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be moisture conditioned to 5 percent over optimum moisture and compactedto a
minimum relative compaction of 85 to 90 percent.

B. Provide sufficient gradient to prevent ponding of water.

C. Useonly quality materials of the type and thickness (minimum) specified. All base
rock, unless otherwise noted, must meet Cal-Trans Standard Specifications for
Class 2 Aggregate Base, and be angular in shape.

D. Compactthe base rock uniformly to a minimum relative dry density of 95 percent.

E. Placethe asphaltic concrete only during periods Of fair weather when the free air
temperature is within a proscribed limit

F. Provide a routine maintenance program.

Utility Trenches

32.  Underground utility trenches should be backfilled with approved granular irnport fill. '
Trench backfill should be placed in lifts not exceeding 6 inches in uncompacted thickness
and should be compacted by mechanical means only. The top 5 feet of backfill beneath
pavements should be compacted to a minimum of 95 percent relative compaction. Below
a depth of 5 feet and in areas not below pavement, backfill should be compacted to a

minimum of 90 percent relative compaction.

33. Bedding material should be placed below the planned invert elevation to the depth

required, but not less than four inches thick, to provide a stable uniform bearing surface

25 . .
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The bedding material should extend upwards at least 6 inches above the top of the pipe{s)
to provide side support and protection to the pipes during subsequent backfilling and
compactionoperations. Pipe bedding material should have a sand equivalent of 30 and be
graded suchthat 100 percent passes the ¥«-inch sieve and less than ten percent passes

the #200 sieve

Site Drainage

34. Control of runoff is essential to the performance of the project. Roof, driveway and

street surface runoff should be collected and directed to a storm drain system.

35, Surface drainage should include provisions for positive slope gradients so that
surface runoff is not permitted to pond adjacent to foundations and pavements. Runoff
should be diverted from the top of the creekbank on the east side of the property. A
minimum slope gradient of 2 percent should be provided near foundations, slabs, or

pavements.

36. Rain gutters should be placed around roof eaves. Discharge from the rain gutters
should be conveyed away from the downspouts via buried closed plastic pipe to suitable

collection facilities which convey runoff to the storm drain system.
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37. We do not recommend on site retention of storm water at the site. Saturation of the
soil in the adjacent creek bank will increase the potential for slope instability. We

recommend site runoff be directed to the street and existing facilities
38. The migrationof water or spread of extensive root systems below foundations, slabs,
or pavements may cause undesirable differential movements and subsequentdamage to

these structures. Landscaping should be planned accordingly.

Plan Review. Construction Observation, and Testing

39. Haro,Kasunich and Associates must be provided the opportunity for a general review
of the final project plans prior to construction to evaluate if our geotechnical
recommendations have been properly interpreted and implemented. Haro, Kasunich and
Associates should also provide earthwork observation and testing services during the
construction phase of the project. Observation and testing of earthwork allows us the
opportunity to confirm anticipated soil conditions and evaluate the contractors conformance
with project plans and specifications and our geotechnical recommendations. Ifwe are not
accorded the opportunity of making the recommended plan review or do not provide
earthwork observation and testing services during construction, we assume no

responsibility for misinterpretation of our recommendations
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Haro, KasuNicH AND ASSOCIATES, INC.

ConsuLTing GeEoTECHMICaL & CoasTal ENGIMEERE

Project No. SC9309
31 January 2007

MR. KEITH BAXTER AND

MR. RANDY KANAWYER

c/o BK Properties

561 Hacienda Drive

Scotts Valley, California 95066

Subject: Geotechnical Plan Review

Reference: 10 Unit Condominium Project
APN 039-062-05

6851 Soquel Drive
Aptos, Califorpix

Dear Mr. Baxter and Mr. Kanawyer:

As requested, we have reviewed Preliminary Grading and Drainage Plans for the Hidden
Oaks subdivision, located at 6851 Soquel Drive in Aptos, California. The plans, dated 31
January 2007, were prepared by Ifland Engineers. The reviewed sheets include the
Preliminary Grading and Drainage Plan (Sheet TM4) and Preliminary Grading Cross
Sections (Sheet TM4.01) for the proposed new dwelling units on APN 039-062-05. Our
Geotechnical Investigation for the project is dated October 2006.

The plans indicate 10 units will be constructed on the property. Three units will have
driveways off Haas Drive and the remaining 7 unitswill be accessed by a new driveway off
Soquel Drive. Minor cut and fill grading will be necessary to complete the project. Surface
and roof runoff will be directed to 8 foot deep rock filled drainage trenches installed around
the new driveway. The trenches will have reinforced concrete sides from the surfaceto a
depth of 2 feet.

The east side of the property slopes steeply toward the flow line of the drainage channel,
about 20 feet below the building area. In our report, we recommended runoff from the
subdivision be directed to area storm drain facilities which convey storm water to the
drainage channel. This would reduce the potential for instability of the channel slopes. We
understand the Santa Cruz County Public Works Department has required storm runoff
from the project be retained on site so the drainage trenches were planned. Since the
drains will be located 65 to 100 feet away from the top of the channel, storm water will
percolate down as well as horizontally inthe silty sand underlyingthe drain area. Locating
the trenches away from, rather than adjacent to, the channel slopes will reduce the

potential for instability of the channel slopes.
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Mr. Keith Baxter and
Mr. Randy Kanawyer
Project NO.SC9309
6851 Soquel Drive
31 January 2007
Page 2

Based on our review, the referenced plans are in conformance with our geotechnical
recommendations.

If you have any questions concerning this letter, please contact our office
Very truly yours,
HARO, KASUNICH AND ASSOCIATES, INC.
Christopher A. George {/
C.E. 50871

CAG/sq

Copies: 3 to Addressee
1 to Ifland Engineers
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT

701 GCEARN STREET, 4™ FLOOR, SANTA CRUZ, Ca 9506G
(831)454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123

TOM BURNS, PLANNING DIRECTOR

November 27, 2006

Powers Land Planning

1607 Ocean Street. Suite 8

Santa Cruz. CA, 95060

Subject: Review df Geotechnical Investigation by Haro, Kasunich 8 Associates, Inc.
Dated November 1, 2006; Project #: SC9309
APN 039-062-05, Application # 06-0651

Dear Applicant:

The purpose of this letter is to inform you that the Planning Department has accepted the
subject report and the following items shall be required:

1. All construction shall comply with the recommendations of the report.

2. Final plans shall reference the report and include a statement that the project shall
conformto the report’s recommendations.

3. Prior to building permit issuance a planreview letter shall be submitted to Environmental
Planning. The author of the report shall write the planreview lefter. The letter shall
state that the project plans conform to the report’'s recommendations.

After building permit issuance the soils engineer must remain involved with the project during
construction. Please review the Notice to Permits Holders (attached).

Our acceptance of the report is limited to its technical content. Other project issues such as
zoning, fire safety, septic or sewer approval, elc. may require resolution by other agencies.

Please submit two copies d the report at the time of building permit application.

Please call the undersigned at (831) 454-3168 if we can be of any further assistance

Sincerely,

LT
‘F/((ét(% d fre/

Civil Engineer

Environmental Reyjew Inital Study
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BK Properties, Owner
Randall Adams. Project Planner
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Daniel F. Kriage

Laura D. Brown, General Manager

February 8,2006

Mr. Keith G. Baxter
550 Hudson Lane
Aptos, CA 95003

SUBJECT: Conditional Water Service Application - 6851 Soquel Drive,
Aptos, APN 039-062-05

Dear Mr. Baxter:

In response to the subject application, the Board of Directors of the Soquel Creek
Water District at their regular meeting of February 7, 2006, voted to grant you a
conditional Will Serve Letter for your project so that you may proceed through the

2 s - .

appropriate planning entity. An Unconditaonal Will Sorve LeEEBE cannot,be granted
until such time as you are granted a Final Discretionary Permit on your project. At
that time, an Unconditional Will Serve Letter will be granted subject to your

meeting the requirements of the District's Water Demand Offset Program and any

additional conservation requirements of the District prior to obtaining the actual
connection to the District facilities subject to the provisions set forth below.

Possible Infrastructure Check List ves
. LAFCO Annexation required

. Water Main Extension required off-site
. On-site water system required

n / o

. New water storage tank required

. Booster Pump Station reguired

. Adequate pressure

. Adequate flow

. Frontage on a water main

. Other requirements that may be added as a result of
policy changes. Rb‘(‘ <t 4\‘}% -‘1%&, .

B

X | X

XX

LQ]OO-\]G)U‘»#CDN%-'

This present indication to serve is valid for a two-year period from the date of this
letter; however, it should not be taken as a guarantee that service will be available
to the project in the future or that additional conditions, not otherwise listed in this
letter, will not be imposed by the District prior to granting water service. Instead,
this present indication to serve is intended to acknowledge that, under existing
conditions, water service would be available on condition that the developer agrees
to provide the following items without cost to the District:
Erviranmental Revi i
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1) Destroys any wells on the property in accordance with State Bulletin No. 74;

2) Satisfies all conditions imposed by the District to assure necessary water
pressure, flow and quality;

3) Satisfies all conditions of Resolution No. 03-31 Establishing a Water Demand
Offset Policy for New Development, which states that dll applicants for new
water service shall be required to offset expected water use of their respective
development by a 1.2 to 1 ratio by retrofitting existing developed property
within the Soquel Creek Water District service area so that any new
development has a “zeroimpact” on the District’s groundwater supply.
Applicants for new service shall bear these costs associated with the retrofit
as deemed appropriate by the District up to a maximum set by the District
and pay any associated fees set by the District to reimburse administrative
and inspection costs in accordance with District procedures for implementing
this program;

4) Satisfies all conditions for water conservation required by the District at the
time of application for service, including the following:

a) Plans for a water efficient landscape and irrigation system shall be
submitted to District Conservation Staff for approval. Current Water
Use Efficiency Requirements are enclosed with this letter, and are
subject to change;

b} All interior plumbing fixtures shall be low-flow and all Applicant-
installed water-using appliances {e.g. dishwashers, clothes washers:
etc.) shall have the EPA Energy Star label plus new clothes washers
also shall have a water use factor of 7.5 or less;

c) District Staff shall inspect the completed project for compliance with
all conservation requirements prior to commencing domestic water
service;

5) Completes LAFCO annexation requirements, if applicable;

6) All units shall be individually metered with a minimum size of /8-inch by %
inch standard domestic water meters;

7) A memorandum of the terms of this letter shall be recorded with the County
Recorder of the County of Santa Cruz to insure that any future property
owners are notified of the conditions set forth herein.

Future conditions which negatively affect the District’s ability to serve the proposed
development include, but are not limited to, a determination by the District that.
existing and anticipated water supplies are insufficient to continue adequate and
reliable service to existing customers while extending new service to your
development. In that case, service may be denied.

You are hereby put on notice that the Board of Directors of the Soquel Creek Water
District is considering adapting additional policies to mitigate the impact of new
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development on the local groundwater basins, which are currently the District’s
only source of supply. Such actions are being considered because of concerns about
existing conditions that threaten the groundwater basins and the lack of a
supplemental supply source that would restore and maintain healthy aquifers. The
Board may adopt additional mandatory mitigation measures to further address the
impact of development on existing water supplies, such as the impact of impervious
construction on groundwater recharge. Possible new conditions of service that may
be considered include designing and installing facilities or fixtures on-site or at a
specified location as prescribed 2nd approved by the District which would restore
groundwater recharge potential as determined by the District. The proposed project
would be subject to this and any other conditions of service that the District may
adopt prior to granting water service. As policies are developed, the information will
be made available at the District Office.

Sincerely,
SOQUEL CREEK WATER DISTRICT

"’tii :

Jeffery N. Gailey
Engineering Manager/Chief Engineer

Enclosures: Water Use Efficiency Requirements & Sample
Unconditional Water Service Application

Enviranmental Beviaw

ATTACHMENT &,z
APPLICATION Hzvpnge,

Inital Study

-140-




RAINAGE STUDY

FOR

HIDDEN CAKS SURBDIVISION
Tract No. 1529

{Revised January 2007)
October 2006

Job No 05124
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1100Water Street, Suite 2

Santa Cruz, CA 95062

(831) 426-5313 FAX (831) 426-1763
www iflandengineers com
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IFLAND ENGInEERS, INC

1100 Water Street JOB_ 05124 Hidden Oaks

Santa Cruz. CA 95062 CALCULATED BY __GHI

(831) 426-5313 FAX (831) 426-1763  geer 1 o 15

www iflandengineers corn DATE 1206 REVISED
STORM DRAINAGE CALCULATIONS
Site Area —67,467 Sq. Ft. (155 Acres)

Existing Conditions Impervious Surfaces
Buildings 4,779 5q. Fi
Sidewalks/Patios 2,091
Driveway 4,779
Parking (Base rock 50%) 2,300
Haas Drive Pavement 3,000
TOTAL 46,125 Saq. Ft. (0-32Ac)
Proposed Conditions Impervious Surfaces
Houses/ Garages 12,160 Sq. Ft
Sidewalks/Patios 2,152
Driveways 3,842
Parking 1,080
Road 3,264
TOTAL 22,498 $ag. Fi. {0.52 Ac}

Rainfall Intensity
2.10d 10 min. T.C

Coefficient of Runoff
Pre-Development = {Q.90%0.37) +(0.25}(1.18)
1.55
={.40 (composite)

Q40 = (0.40)(2.10){1.55)
=1.30 cis

Post-Development Riusnatf

Environmental Review Init

Coefficient = (0.90)(0.52) + (0.30)(1.03) ATTACHMENT &, o
1.55 APPLICATION oe-pe<)

0.50 (composite)
Qo

(0.50)(2.10)(1.55)
=4.63c.k.s.

Net Increase: 1.63 - 1.30 =0.33 c.f.s (At10 Min. 7.C.)

0.74 - 0.59 =0.15 cf.s (Al T Hour} = 540 Cubic Fe¢
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As proposed onthe preliminary grading and drainage plans, runoff from the roofs, driveways
and private street would collect into the trench drains on both sides of the street, which would
be about 0.98 cf.s. The balance of the site is to be left natural and will drain off to the gulch.
The drain-tock-filled trench is to be 1.5 wide x 6.0 deep and a total of 290 feel long. At 40%
voids, there would be 977 cubic feet of detentionlretention.

This site drains off into an unnamed gulch alongside Vienna Drive. This tributary area of the
drainage basin north of Soque! Drive is 80 acres and has a length of 3,580 feet and time of
concentration of 17 minutes. The total runoff of the basin is 160 ¢.{.s., including the increased
runoff from the subject site and full build-out of the tributary area. (See below}. According to
the current zoning and general plan County Planning does not anticipate any density increase.

At Soquel Drive there is a 42" R.C.P. culveri with a flow capacity of 181 c.£.s. and further
downstream at Highway 1 there is a 48" x 36” long box culvert with a capacity of 237 ¢.f.s.

R Ry B AN P~ O

These culverts are adequate to handle a 100-year storm event. Both culveris are in deep
natural drainage channels under the roadways. The top of the pipe under Soquel Drive is 16'
below the pavement and the top of the box culvert under Highway 1 is 37" below the pavement
Flooding of these roads is not possible at the culvert crossing.

The slight increase in runoff flow from the project site of 0.33 ¢.f.s. is only ©.02% of the flow
capacity at Soquel Drive and 0.01% of the flow capacity at Highway 1.

DRAINAGE RUNOFF

UNNABMED GULCH AT SOQUEL DRIVE
Q =CCiA Po =14
= (4 25)( 3){(3 129)(27) ho =21 inlhr
+ {1 25)( 52)(3 129)(63) oo  S{1.49M2.1) = 3.929 infhw

=160 c.f.5. — 100-vr. storm
‘Enviro.nmental Review Init St;dy
ETACHMENT &, = g::_& yZ.

PLICATION pG-DaSl—

UNNAMED GULCH AT HIGHWAY

AP
Q =CCiA Peo =14
= (1.25)(.3)(2.38)(27) ho = 2.1 inlhr
+ (1.25){.52)(2.38)(63) oo = (1.49)(2.1) = 3.128 infhr
+ (1.25)( 60)(3.427)(26) ne = 1.6in/hr @ 17 min
=227 c.f.5. —100-yr. Storm hee = (1.48)(1.6) = 2.38 infhr
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16- YEAR RUNOFF

TYPE OF AREA COEFFICIENTS
Rural, park, forested, agricultural o 0.10 { 0.300
L ]
,045 - 0.64

Low residential (Single family dwellings)

e — e =

High residential (Multipie farmly dwellings) 0.65- 0.75
Business and comimnercial 0.80
Industrial 0.70
Impervious 0.90

REQUIRED ANTECEDENT MOISTURE FACTORS
(Ca) FOR THE RATIONAL METHOD*

Recurrence Interval (Years) Ca
2t0 10 10

25 1.1

50 12

100 1.25

Note; Application of antecedent moisture factors {Ca)

should not result in an adjusted runoff coefﬁciengn(;%nmem -
. 2Mar Hevj

exceeding avalue of 1.00 AT TACHMENT _Z»-f:v Inita Study

APPLICATION g—gb Tre-

* APWA Publication "Practices in Detention of Stormwater Runoff'

Rev. 11-05 FIG. SYWM-1

147 - 47
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Culvert Under Highway One
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Culverl Under Soquel Drive




Manninqg Pipe Calculator

Unnamed Gulch at Soquel Drivel

Given Input Data:

Shape.................... Circular
Solving for................ Flowrate
Diameter.................. 42.0000 in
(DI 011 o I 40.500 in
Slope ....oooevviiiieis 0.0375 fifit
Manning'sn ............. C.015
Computed Results:
Flowrate ................ 181.2258cfs|
Area ..........cooeeeennl. 9.6211 ft2
Wetted Area ............ 9.2605 ft2
Welted Perimeter ...... 107.8593 in
Perimeter ................ 131.9469 in
Velocity .................. 19.5697 fps
Hydraulic Radius ...... 12.3635in
Percent Full ............. 92.0000%
Full Flow Flowrate ..... 168.8526 cfs
Full Flow Velocity ... ... 17.5502 fps

Unnamed Gulch at HWY1 ‘

Given Input Data:

Shape.......cccceeeeeis Circular
Solving for............... Flowrate
Height.................. 48.0000 in
Width .....cccoooeeennn. 36.0000 in
Depth ......... ool 47.0000 in
Slope ..................... 0.0281 ft/ft
Manning'sn ............ 0.0130
Computed Results:
Flowrate ................ 237.6751 cfs|
Area ..................... 12.0000 ft2
Wetted Area -~ 11.7500 f12
Wetted Perimeter ..... 130.0000 in
Perimeter ............... 168.0000 in Environmental Review Initaj Study
VeloCity ...........c...... 20.2277 fps ﬂ%’TTtP\CHMENTw@J/"A /A
Hydraulic Radius ...... 13.0154 in  APPLICATION =
Percent Full ............. 97.9167% ;
Full Flow Flowrate ..... 207.4812 cfs ’.
Full Flow Velocity ..... 11571'?901 fps !
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Drainage along west side of Vienna Drive

The area collecting at the catch basin at the northwest corner of Soquel Drive and Vienna Drive
from the gutter flow on the west side of Vienna Drive extends 270 feet north of Soquel Drive.
The gutter flow above that pointis diverted into the gulch along side the street. The pavement
width of Vienna Drive is 32 feet and is crowned at the centerline. The drainage area is 16' wide

by 270 long or 0.10 acre. A I0-year storm event would produce:

Qo  =(0.90)(2.10)(0.10)

= 0.19 cubic foot per second

The gutter slope on Vienna Drive at just above the catch basin is 3.0%. The Row capacity o
the 2’ wide gutter only (0.17' flow depth) is 0.70 c.f.s. At 0.18 c.f.s. the flow depth would be
only 0.08 £, No runoff from the project site enters Vienna Drive.

Drainage along east side of Haas Drive
The area collecting at the catch basin at the northeast corner of Soquel Drive and Haas Drive

from the gutter flow on the east side of Haas drive extends 350 feet north of Soquel Drive.

There is no gutter on the east side of the street above this point and the pavement above this
point is sloping to the west side of the street. The pavement on Haas Drive is 36 wide and is
crowned at the centerline. The drainage area is 18’ wide x 350 long or 0.14 acre. A 10-year

storm event would produce:

Qo =(0.90)(2.10)(0.14)
=_0.26 cubic foot per second

The gutter slope on Haas Drive curb returnjust before the ramp is4.5%. The flow capacity on
the 2 wide gutter with only 0.17 flow depth is 0.85 c.f.g. At 0.26 c.f.s. the flow depthwould be
only 0.12’+. No runoff from the project site enters Haas Drive.

(See Maps on following pages.)

Environmental Review Inita} Study
ATTACHMENT Lo, /.2 ¥4é

APPILICATION mEe—-nes/
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. THE VERTCAL DATUM 1S 8aSED On mGvl

. 5£E REPORT TITLED "SANTA CRUZ COUNTY GPS CONTROL SURVEY RESULTS OF $P%

. PHOTOGRAPHY FOF TOPOGRAFHIC WMPPING WAS TAKEN AT 4500 ABOVE MESN TTRERAIN ON

NOVEMBER 3. AND NOVEMBER 4. 1883 WITH & RLC-10 CAMERA.
FHOTOGRAPHY FQR ORTHO PHOTD siaPPING WaS TAKEN AT 2200 ABOVE MEAN T[RRMM ON
JUNE 20, 1995 WITH A RC =10 CAMERA

- CONTOURS OBSCURED BY VEGETATION MaY BE SUBSTANDARD

THE HORIZCNTAL CONTROL SURVEY FOR THE MAPFING WAS 4 FIRST QRDER (L H00.5a0) GRS
NETWORK £STABUISHED IN DECEMBER 1993, THE HORIZONTAL CONIRCL FOR THE SURVEY
WAS BASED ON NAD B3 USING MONUMENTS SET BY CALTRANS FOR THOIR HIGH FRECISION
GEDDETIC NETWDSX (HPGN). .
29, THE VERTICAL CONTROL wad BaSID ON SPIRST
LEVELS FOR POINTS A1, 84, AR &30 817, 8132 a3, RIE, AND HPON CeG2, WITH an
ACCURALY OF PLUS OR MINUS .05 FEET. THE REMAINING VERTICAL CONTRGL POINT
ELEVATIONS WERE DETERMINED BY GPS MEASUREMENTS WiTH an ACCURACY OF PLLS OR
MINUS G795 FEET.

SURVEY
PREPARED €{IR ROBERT L. GEWTT & ASSOCIATES DECEMBER 1993 By BISTOR FHGINEERS.
INC. FOR ADDITIONAL SURVEY iNFORMETION.
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COUNTY OF SANTA CRUZ
DISCRETIONARY APPLICATION COMMENTS

Project Planner: Randall Adams Date: May 1. 2007
Application No.: 06-0651 Time: (9:53:09
APN: 039-062-05 Page: 1

Environmental Planning Completeness Comments
========= REVIEW ON NOVEMBER 27. 2006 BY KENT M EDLER =========
Following are Completeness Comments Related to Grading and Soils
1. Show proposed grading contours on sheet TM4
2. Show a grading x-section that runs from bldg 1to bldg 2
3. Show a grading x-section that runs from bldg 3 to bldg 6
4. Show a grading x-section that runs from bldg 8 to bldg 10.

5. The plan sheets submitted were not plotted to scale. Please submit plan sheets
that are plotted to sclae.

6. Clearly show where pad and FF elevations change for building 1 and also building
2. (for example plan view for building 1 shows FF at 198 .62. but x-section D-D shows
a FF of 202. The FF of 202 must be indicated on plan view)

7. Show top of wall and bottom of wall elevations for all proposed walls
8. Show how roof runoffwill be handled from buildings 1-7.
9. Clearly show all onsite drainage patterns

10. A plan review letter from the soils engineer will be required prior to this ap-
plication being deemed complete. The plan review letter must state that the proposed
grading and drainage plans are in conformance with their geotechnical recommenda-
tions.

========= (JPDATED ON DECEMBER 11, 2006 BY ANDREA M KOCH =====-===

1) A Riparian Exception (to be processed at an "at-cost" charge) will be required

According to Riparian Pre-site 04-0047, the stream that lies adjacent to the
proposed development i s an unnamed perennial stream that drains to Aptos Creek. For
developed parcels within the Urban Services Line that |ie a'djacent to an arroyo. the
appropriate riparian buffer is 20 feet, as measured from the top of the arroyo. No
development may take place within the riparian buffer unless Planning grants a
Riparian Exception. There is an additional construction setback of 10 feet from the
edge of the buffer, meaning that structures cannot be located closer than 20+10= 30
feet from the top of the arroyo unless a Riparian Exception i s obtained.

The Riparian Pre-site stated that the requirement for a 20-foot buffer from the

dr]ipline of woody vegetation could be waived due to the many large oaks on the par
cel .

For this project, proposed yard areas and structures encroach into the 20-foot wide

buffer and additional 10-foot wide construction setback. . , _
Environmental Review Inital Study

ATTACHMENT A /ot /6
APPLICATION pg-06S/
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Discretionary Comments = Continued

Project Planner: Randall Adams Date: May 1. 2007
Application No.: 06-065] lime: 09:53:09
APN: 039-062-05 Page: 2

2) On the Preliminary Erosion Control Plan on Sheet TM5, call out on the site plan
the location of the silt fence (which appears to be indicated by the dashed line
with asterisks).

3) 26 trees are proposed for removal on Sheet TMZ.

On Sheet AB01 prepared by James P. Allen & Associates. 33 trees are proposed for
removal

It appears that Sheet TMZ represents actual proposed tree removal. while Sheet AB01
represents the arborist's recommendations. It is acceptable. and even encouraged. to
remove less trees than recommended by the arborist. However. please clearly indicate
on the plans which sheet (Sheet TM2 or Sheet ABO1) will dictate the amount of tree
removal

4) Please show on the improvement plans a) the 20-foot wide riparian buffer, as
measured from the top of the arroyo, and b) the additional 10-foot wide construction
setback for structures

5) On Sheet L1 (the landscape plan). state the number of trees proposed for removal
and the number of new trees proposed.

Also. several plant abbreviations are not defined on the landscape plan. Please

deéine all plant abbreviations. For example, what species are represented by "MC"
and "IL"7?

Also, the landscape plan shows acacia removal occurring in the grove at the north-
east corner of the parcel. If the project arborist finds it feasible, replace each
acacia with a new oak tree located in the grove.

The landscape plan does not label the new tree to be planted in between Units 6 and
7. Label this as a new coast live oak.

6) Once the final project plans have been prepared, submit a plan review letter from
the project arborist. The plan review letter must state that the final project plans
are in general conformance with the recommendations in the arborist's report.

~======== {JPDATED ON FEBRUARY 21. 2007 BY KENT M EDLER ========= Updated Complete
ness Comments for Grading:

1. The plans are still not to scale. Please revise and re-submit plans.

Note: See compliance issues for unresolved issues with setbacks.
========= UPDATED ON FEBRUARY 21. 2007 BY ANDREA M KOCH =========

1) All Andrea Koch's completeness comments dated December 11. 2006 have been ad-
dressed. See Kent Edler's comments for any.remaining completeness comments regarding
grading and soils.

Note: Please see the compliance comment in the "Miscellaneous Comments” section for
information regarding acacia removal and replacement with oaks.

Ervironmental Review Inital Study
L/

ATTACHMENT
-158- APPLICATION ~O6s7/




Discretionary Comments - Continued

Project Planner: Randall Adams Date: May 1. 2007
Application No.: 06-0651 Time: 09:53:09
APN: 039- 062-05 Page: 3
========= (JPDATED ON APRIL 17, 2007 BY KENT M EOLER ========= Plans are complete for

Env. Planning issues.

Environmental Planning Miscellaneous Comments

Following are Compliance Comments Related to Grading and Soils:

1. The soils report states that all structures must be setbhack 10" from the top of
slope. Buildings 5 and 6 are closer than 10" from the top of slope.

2. The top of slope line shown on sheet TM3 is not drawn at the top of slope in all
locations.

3. The limits of grading disturbance are not accurate. Include the graded swale
south of building 3.

4. Roof runoff from buildings 9 & 10 are shown to be concentrated at the top of a
large erosional feature. The soils engineer must specifically approve of the dis-
sipator locations in this area.

Following are Permit Condtions / Addtional Information that will be required:

1. Permit Condition: Winter grading will not be allowed on this site.

2. Permit Condition: Grading must start by August 15. If grading has not started by
August 15, the commencement of grading must wait until the following April 15.

3. Permit Condition: The soils engineer must review the final improvement plans and
submit a plan review letter to Environmental Planning.

4. Show details for gabion dissipators
5. Show details of the graded swale south of building 3

6. The erosion control plan must include means to control runoff during the winter
in the event that the permanent drainage system has not been installed.

7. The location of the silt fence must be labelled on the erosion control plan

Note: The soils report has been accepted. Letter sent on 11/27/06

1) Planning can make the findings to grant a Riparian Exception. The Exception is
necessary to provide enough usable space for the proposed development. In addition,
the site is already disturbed. and the proposed project will not further degrade the
riparian corridor. In fact, itwill improve the riparian area by removing existing
development encroaching right up to the top of the arroyo, and by removing invasive.
non-native acacia trees from the riparian buffer. Implementation of proper erosion

- i
ATTACHMENT_Z._3 :ﬁ' (b
Oe-pesl

-159- APPLICATION .6~




Discretionary Comments - Continued

Project Planner: Randali Adams Date: May 1. 2007
Application No.: 06-0651 Time: 09:53:09
APN: 039-062-05 Page: 4

control and replacement of any removed trees will also help maintain the quality of
the riparian area.

2) Grading, construction. tree removal, and other development shall generally con
form to the recommendations in the arborist's report.

3) All development must be inspected by the arborist at the points recommended on
page 14 of the arborist's report.

4) The project arborist shall submit a final letter after completion of improvements
stating that the work performed was in general conformance with the recommendations
inthe arborist's report.

========= [JPDATED ON FEBRUARY 21. 2007 BY KENT M EDLER ========= Updated Compliance
Comments for Grading:
1. Buildings 5 &6 are still not setback 10" from the top of slope. Also th e

measurements shown on the plans are to a contour 2' down the slope from the top of
slope and are also not drawn at building 5 to the closest location of the top of
slope. Revise plans accordingly

2. Building 7 has been shifted now so that it is also located within 10' OF the top
of slope. Revise the plans so that building 7 is setback 10" from the top of slope.
========= (JPDATED ON FEBRUARY 21. 2007 BY ANDREA M KOCH ==—===—==—=

Updated compliance comments for tree removal/replanting:

1) Please show on the plans removal of the 5 acacias at the northeast side of the
parcel. These acacias are tree #'s 128. 129, 130. 131, and 136.

Please also show replacement of each acacia with an oak tree.

Permit Conditions:

1) Before grading, install preservation fencing as shown on Sheet AB02 to protect
trees to be retained from damage during construction. The project arborist shall in-
spect this fence prior to grading.

—======== UPDATED ON APRIL 17. 2007 BY KENT M EDLER ========= Application is in com-
pliance with grading and soils issues. Note: to Planner: See previous comments dated
11/27/06 for permit conditions. Environmental Review inital Stud)

AT i
Housing Completeness Comments %EY{?‘\Q?{MENT_Z,_,&,A/&_
APFLICATION _ma-mésr
========= REVIEW ON DECEMBER 5. 2006 BY TOM POHLE =====mmsw=
COMPLETENESS:This project proposes to divide a single parcel into 10 residential
lots and to build 10 townhomes. The developer has proposed designating 2 of the com-
mon wall townhomes as affordable housing. The designation of 2 homes exceeds the af-
fordable housing obligation (AHQ) for this project.

COMPLIANCE - The developer has proposed to designate 2 of the common wall townhomes as
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the affordable homes for the project (units 3 and 5 on sheet A002 of the plans).
County Code 17.10.032 requires affordable homes to be consistent with the market
rate units being constructed in terms of lot size, number of bedrooms. design and
other features. The developer should review the referenced section prior t o submit
ting an application for a building permit to insure the affordable homes are
consistent wiht County Code.

Housing Miscellaneous Comments

========= REVIEW ON DECEMBER 5, 2006 BY TOM POHLE =========
PERMIT CONDITIONS: Prior to issuance of building permits, the developer must execute
and record a Measure J Participation Agreement.

Dpw Drainage Completeness Comments
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

========= REVIFW ON DECEMBER 11, 2006 BY DAVIU W SIMS ===—s=mms
1st Review Summary Statement:

Prior guidance on development requirements was given to the applicant during a
Design Review Group meeting (Applic. 06-0142). The proposal is generally in com-
pliance with drainage policies requiring on-site mitigation measures. The required
off-site assessments do not fully meet the County Design Criteria (CDC) Part 3,
Stormwater Management, June 2006 edition. Additional information is needed for com
plete evaluation.

Reference for County Design Criteria: http://ww_dpw co.santa
cruz.ca.us/DESIGNCRITERIA POF

Policy Compliance Items:

Item 1) The types of mitigation measures proposed generally meet drainage policy re
quirements and appear sufficient to handle the site runoff impacts successfully.

Water aualitv treatment is orooosed to be achieved by the infiltrative character of

the on-'site mitigations. See information item 5. Environmental Review jit Study

ATTACHMENT Z o

APPLICATION _OEEO6S/_
ltem 2) Incomplete. The offsite hydrology work submitted was not accepted. Please
provide complete, detailed and mapped documentation that the assessment evaluates
properly for full build-out based on current zoning, and allowed future land use
trends for'denser development, such as residential 2nd units. The use of C factors
of 0.30 and 0.35 in the calculations does not agree with the allowed ranges provided
inthe CDC Figure SWM1 showing 0.45 to 0.60 for low residential zoning. The areas
over which these factors were applied were not presented or clear. Additionally.
desian flood overflow must continue to be shown to oass through the publicly main-
tained cross-culvert under Soquel Ave (100-yr.) and not overtop the' road surface
See COC Part 3. Section C. item 1.

[nformation |tems :
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Item 3) Incomplete. Assessment of gutter spread, flow depth. rate and velocity is
required for the 10-yr event to determine if inlets on the east side of Haas Drive
and the west side of Vienna Drive are needed to pick up accumulated runoff coming
down these roads prior to its passing as gutter flow across the entrance of the
handicap ramps at Soquel Drive. The concern is for safe pedestrian use over the
ramps when flows are heavy. Please submit for review evaluation.

Iltem 4) Incomplete. County policy requires topography be shown a minimum of 50 feet
beyond the project work limits. This extent is not currently provided.

ltem 5) Incomplete. The geotechnical report includes site drainage recommendations
on page 26, 27 that are inconsistent with the requirements of having to provide
development mitigation, but which do not appear to have been transferred into the
proposed plan. Please have the geotechnical engineer review the proposed plans and
submit a stamped letter providing comment/approval on the proposal as it pertains to
the development requirements that must be followed. barring a need and formal re-
guest for an exception

S Yy —
2ND Review:

Item 1) No additional comment
Item 2 & 5) Further requirements deferred. See miscellaneous comments
Iltem 3 & 4) Complete
Dpw Drainage Miscellaneous Comments
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

========= REVIEW ON DECEMBER 11, 2006 BY DAVID W SIMS =s=======

A) Portions of the pervious pavers on lots 8, 9 and 10 driveways extend over the
property boundary into County right-of-way. The County roads section may not approve
of this configuration. Please review. The Stormwater section has no objections.

B) Storm drainage calculations are inconsistent between the calculation package and
the plans. Please correct for consistency with all revisions.

C) A construction detail of the porous pavers and sub-grade fill will be required
prior to acceptance of the improvement plans and final map. The design must maintain
permeability.

D) It is not shown Or noted how roof drainage from lots 1 through 7 will be
mitigated. Please clarify.

E) The trench drain detail does not show use of any filter fabric. Please review. It
mey be advisable to extend the trench drain across the entrance of Oak Leaf Ct. to
assure complete capture of pollutants.

Environmental Review Inital tudy
AT R SE S SPT N PR

| s 1
TR E IR ) 1L L Lew Y />

APPLICATION o4& o6/
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A drainage impact fee will be assessed on the net increase in impervious area. The
fees are currently $0.95 per square foot. and are assessed upon permit issuance.
Reduced fees are assessed for semi-pervious surfacing to offset costs and encourage
more extensive use of these materials.

A recorded maintenance agreement may be required for certain stormwater facilities.

Please note on the plansNgrovision for permanent bold markings at each inlet that
read: "NO DUMPING - DRAINS TO BAY"

Construction activity resulting in a land disturbance of one acre or more, or less
than one acre but part of a larger common plan of development or sale must obtain
the Construction Activities Storm Water General NPDES Permit from the State Water
Resources Control Board. Construction activity includes clearing, grading, excava-
tion, stockpiling, and reconstruction of existing facilities involving removal and
replacement. For more information see:
http://www.swrch.ca.gov/stormwtr/constfaq. html

Because this application is incomplete in addressing County requirements. resulting
revisions and additions will necessitate further review comment and possibly dif-
ferent or additional requirements

All resubmittals shall be made through the Planning Department. Materials left with
Public Works will not be processed or returned.

Please call the Dept. of Public Works, Stormwater Management Section. from 8:00 am

to 12:00 noon if you have questions. ======== UPDATED ON FEBRUARY 21. 2007 BY DAVD
W SIMS —=====a—

Please address all of the following items during submittal of the final map and im-
provement plans.

AY ltem revised

B) Storm drainage calculations are inconsistent between the calculation package and
the plans. Please correct for consistency with all revisions.

C) A construction detail of the porous pavers and sub-grade fill will be required
prior to acceptance of the improvement plans and final map. The design must maintain

permeabi“ty_ o Environmental Review Inital Study
_ ATTAHCHMENT »
D) Item revised. APPLICATION _pg-065"

E) The trench drain detail does not show use of any filter fabric. Please review.

F) Add notes to the plans detailing maintenance requirements for the on-site
drainage system and mitigation measures.

G) Submit with the drainage assessment appropriate calculations for the 42" ﬁn'pe
flowing as a culvert under inlet control conditions. The open channel pipe fiow cal

culation submitted does not represent the most restrictive or probable flow condi-
tion for the 100-year event.
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H) Provide an accurately scaled watershed area ortho-topo map (~1" = 400') with the
drainage area boundary and the runoff ceefficient areas used clearly delineated.

I) Watershed elevation change determined when using SWM4 was in error by ap-
proximately 100%. affecting the time of concentration.

J) Stamp and sign the drainage assessment and calculations.
K) Provide a stamped and signed copy of the geotechnical engineer's letter

L) Revise the sewer manhole connection at the frontage to avoid conflicts with all
utilities. Observe appropriate separations required by each utility. The drainage
section does not want a new manhole connection to the storm drain line since it is
possible to discharge water to the stream channel by surface overflow through the
already proposed vegetated swale behind the sidewalk.

M) The trench grate in front of the dumpster may be a roliing access problem. Per
haps a metal plate could be used. The underground continuity of the trench system
should be retained.

N) A new/revised and recorded easement will be required that provides County access
to the culvert headwall and perhaps to the embankment along Vienna Drive. Contact
Public Works for more information on the desired configuration. Please research the
current 10 feet wide easement status and submit documentation showing to whom the
easement i s provided and whether it was ever accepted.

0) Show details of the resurfaced A.C. sidewalk along Vienna Drive showing the gut
ter flowline, and specifically note and detail any surface drainage outfall con-
figurations occurring along this resurfaced reach.

P) The recent embankment slipout just upstream of the 42" culvert entrance will be
required to be stabilized and revegetated, along with minor backfill against the
upstream edge of the sac-Crete culvert wingwall. Show this work 0on the plans.

() Please note on the plans provision for permanent bold markings at each inlet that

read: "NO DUMPING - DRAINS TO BAY". Environmental Review initgl Study
] _ ATTACHMENT Z, %:@ /L
Dpw Road Engineering Completeness Comments ! : -
P ) 9 o APPLICATION O&-06S/
========= REVIEW ON DECEMBER 11. 2006 BY GREG J MARTIN ===
A sight distance analysis will be requwed for the three driveways proposed on Haas
Drive. ----- -
__________________________________________________________ Exception requests will
be requwed for tiaas Drive and Vienna Drive since they have not been, or are

proposed to be. improved to current standards

--------------------------------------------------------- The proposed internal
roadway is proposed at 24 feet wh|ch is less than the minimum local street standard

(30 feet aved 40 feet r/w). DPW cannot support the exception request for the in-
ternal ro
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Drive needs to be fully shown on the plan view to show the limits of the two-way
left turn lane and to identify potential conflicts with amy other turn movements at
Haas and Vienma. -----------ommmmmim
----------------------------------------------------------- The access road from
Haas Drive is for utility purposes only and is not recommended for use by this
development . --------crmrm S
--------------------------------------------------------- - The applicant must sub-
mit documentation that the road abandonment has been completed for the corner of So
quel Drive/Haas Drive (expected to be before the Board on December 12. 2006).
—————————————————————————————————————————————————————————— Pedestrian access on
Haas Drive is a concern for the three unlts proposed. An internal pedestrian access
path at the minimum is recommended to access Soquel Drive through the rest of the
development, ool
————————————————————————————————————————————————————————— Transportation Improve-
ment Area fees are required for each new residential lot at the rate in effect at
the time of the final map recordation. Please let nme know i you have aiy questions.
========= [JPDATED ON FEBRUARY 27. 2007 BY GREG J MARTIN
1. Bus stop location is required to be determined and shown tO allow review.

----------------------------------------------------------------------- 2. The
cross section for the mternal road does not show a width of 24 feet as dimensioned.
----------------------------------------------------------------------- 3. The
S|dewalk I s recommended t o meet County standards.
—————————————————————————————————————————————————————————————————— —----- 4. All ac
cess paths need to meet ADA acce35|b|I|ty requirements.
—————————————————————————————————————————————————————————————————————— 5. Submit
documentation that the corner of Soquel Drive and Haas Drive has been acquired.
———————————————————————————————————————————————————————————————————————— 6. Aptos

Transportation Improvement Area fees are required. Ten residential lots multiplied
by $4.400 per unit equals $44.000. The total TJA fee of $44.000 is to be split
evenly between transportation improvement fees and roadside improvement fees.
Contact
Greg Martin at 831-454-2811 with questions.
----------------------------------------------------------------------- Comments
er RS ======== (JPDATED ON APRIL 25. 2007 BY GREG J MARTIN =========
. Bus stop location is required to be determined and shown t o allow review.

-------------------------------------------------------------------- ---- 2. Aptos
Transportation Improvement Area fees are required. Ten residential lots multiplied
by $4,400 per unit equals $44.000. The total TIA fee of $44.000 is to be split
evenly between transportation improvement fees and roadside improvement fees.
------------------------------------------------------------------------ Contact

------------------------------------------------------------------------ Comments

Environmental Review Initgl Study

Dpw Road Engineering Miscellaneous Comments ATTACHMENT _Z q 73

=e—-eo— REVIEW ON DECEMBER 11, 2006 BY GREG J MARTIN -~CLICATION
====-—~== UPDATED ON FEBRUARY 27. 2007 BY GREG J MARTIN =——=====
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========= JPDATED ON APRIL 25, 2007 BY GREG J MARTIN ~========
Dpw Sanitation Completeness Comments

==-====—= REVIEW ON APRIL 37. 2007 BY DREW BYRNE -—————=
NO COMMENT

Dpw Sanitation Miscellaneous Comments

2nd Review, 1st Review done by memo
Permit Conditions/Additional Information-

Sewer service is available for the subject development upon completion of the fol-
lowing conditions. This notice is effective for one year from the issuance date to
allow the applicant the time to receive tentative map. development or other discre-
tionary permit approvat. If after this time frame this project has not received ap-
proval from the Planning Department, a new sewer service availability letter must be
obtained by the applicant. once a tentative map i s approved this letter shall apply
until the tentative map approval expires.

All existing public sewer easements shall be shown on the tentative map

A separate public sewer easement shall be granted over the existing public sewer
along the western parcel boundary. Said easement shall be shown On the Final Map

All proposed on site sewers shall be privately maintained. All proposed on site col
lector sewers shall be maintained by the homeowner-s association.

Following completion of the discretionary oermit process and prior €O obtaining a
building-permit, the following conditions shall be met during’ the final plan (Public
Works) review process:

1) Department of Public Works and District approval shall be obtained for an en-
gineered sewer improvement plan showing sewers needed to provide service to each lot
or unit proposed. This plan shall be approved by the District and the County of
Santa Cruz Public Works prior to the issuance of building permits. This plan shall
conform to the County of Santa Cruz Design Criteria and shall show any easements
necessary. Existing and proposed easements shall be shown On any required Final Map.

2) The applicant shall form a homeowner-s association with ownership and maintenance
responsibilities for all on-site sewers for this project. Privately maintained
sewers shall be noted on the Final Mgp and the association CCA&R"s. Record CC&R™S
after District review and approval.

Following completion of the above mentioned engineered sewer plan and Final Map, the
following conditions shall be met during the building permit Process.

1) Existing lateral(s) must be properly abandoned (including inspection by District)
prior to issuance of demolition oermit or relocation or disconnection of structure.

An abandonment permit for disconnection work must be obtained from the District.
, Environmental Review Inital Study

ATTACRNENT 7, /3 o~ /L
APPLICATION _pg -6,
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2) Proposed location OF on site sewer lateral{s). clean out{s). and connection(s) to

existing public sewer must be shown On the plot plan of the building permit applica-
tion.

3) Show all existing and prqﬁosed plumbing fixtures on floor plans of building ap-
plication. Completely describe all plumbing fixtures according to table 7-3 of the
uniform plumbing code. ========= UPDATED ON APRIL 17. 2007 BY DREW BYRNE =========

Aptos-La Selva Beach Fire Prot Dist Completeness C
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

========= REVIEW ON JANUARY 3. 2007 BY ERIN K STOW ===

DEPARTMENT NAME:Aptos/La Selva Fire Dept. DENIED

Have the DESIGNER add the appropriate NOTES and DETAILS showing this information on
the plans and RESUBMIT, with an annotated copy of this letter:

PROVED VERIFICATION that Oak teaf Court has been officially submitted for approval
by the Addressing Coordinator for Santa Crur County.

Oak Leaf Court shall be marked and maintained as a Fire Lane. NOTES on the civil
drawings shall show the location of the required Fire Lane signs, and shall have a
notation that all curbs shall be painted red and be stenciled with the words "NO
PARKING - FIRE LANE".

All apparatus access roads shall be able to support a minimum of 25 tons. NOTE and
PROVIDE VERFICATION that the gutter drains shown on TM3 and TW shall meet this re-
quirement. as they are a paret of the required apparatus access road.

NOTE on the plans that these plans are in compliance with California Building and
Fire Codes (2001) and District Amendment.

NOTE on the plans that the building shall be protected by an approved automatic fire
sprinkler system complying with the currently adopted edition of NFPA 13D and Chap-
ter 35 of California Building Code and adopted standards of the authority having
jurisdiction.

NOTE on the plans that installation of water meters shall meet the requirements set
forth by Soquel Creek Water District Standard #S-20. This standard shall replace the
notations about 3/4" services.

NOTE on the plans that a 100 foot clearance will be maintained with non-combustible
vegetation around all structures or to the property line (whichever is a shorter
distance). Single specimens of trees, ornamental shrubbery Or similar plants used as
ground covers, provided they do not form a means of rapidly transmitting fire from
native growth to anN structure are exempt.

========= UPDATED ON FEBRUARY 22. 2007 BY ERIN K STON ====——=

DEPARTMENT NAME:Aptos/La Selva Fire Dept. APPROVED

All Fire Department building requirements and fees will be addressed in the Building
Permit phase.

Plan check is based upon plans submitted to this office. Any changes or alterations

shall be re-submitted for review prior to construction. Environmental Review Inital
ATTACHMENT :
Aptos-La Selva Beach Fire Prot Dist Miscellaneous Ap?L;CAT?gNF

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY
========= REVIEW ON JANUARY 3, 2007 BY ERIN K STOW ==========
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NO COMMENT
========= {JPDATED Ob FEBRUARY 22 2007 BY ERIN K STOW ====sm==x
NO COMMENT

Environmental Review Ir)ital Study
ATTACHMENT
APPLICATION O6-0687
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COUNTY OF SANTA CRUZ

DEPARTMENT OF PUBLIC WORKS
INTER-OFFICE CORRESPONDENCE

DATE: April 5, 2007
TO: Randall Adams, Planning Department
FROM: Carl Roré De}panment of Public Works, Survey/Development Review

SUBJEC APPLICATION 06-0651, APN 039-062-05, TRACT NO 1529,
HIDDEN OAKS, THIRD SUBMITTAL

I have no further comments on this application.

If you have any questions or need any clarification of the information in this
memo, please call me at extension 2806.

CDR:cdr

Environmental Review Inital Study

ATTACHMENT . /3
APPLICATION
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COUNTY OF SANTA CRU7Z RyEliyigleRp=lezinglls

INTEROFFICE MEMO

APPLICATION NO: 06-0651 (third routing)

Date:  April 3,2007

To: Randall Adarns, Project Planner

From:  Larry Kasparowitz, Urban Designer

Re: Design Reviewfor minor land division at 6851 Soquel Drive, Aptos

GENERAL PLAN/ZONING CODE ISSUES

Design Review Authority

13.11.040 Projects requiring design review.

(d) All minor land divisions, as defined in Chapter 14.01, occurringwithin the Urban Services Line or Rural
Services Line, as defined in Chapter 17.02; all minor land divisions locatedoutside of the Urban Services Line and
the Rural Services Line, which affect sensitive sites; and, all land divisions of 5 parcels (lots) or more.

Evaluation Meets criteria Does not meet | Urban Designer's
Criteria Incode (¥ ) criteria (V) Evaluation
|

Compatible Site Design
Location and type of access to the site

Buildingssiting in terms of its location
and orientation
Building bulk, massing and scale

Parkinglocation and layout

Relationshipto natural site features
and environmentalinfluences
Landscaping

Cl|C] L[] €[

Streetscape relationship

Street design and transit facilities N/A

Relationship to existing ) . N/A
structures

Natural Site Amenities and Features
Relate to surrounding topography

<

Environmental Review Inital Sjdidy
Retention of natural amenities v ATTACHMENT

'S

Siting and orientation which lakes v AFPELHOE
advantage of natural amenities




Application No: 06-0651 (third routing)

April 3,2007

Ridgeline protection

1 N/A

Views

Protection of public viewshed

Minimize impacton private views

Safe and Functional Circulation

Accessible to the disabled,
pedestrians, bicycles andvehicles

" Solar Design and Access

Reasonable protectionfor adjacent
properties

Reasqnable_[)r_otectio_nfor currently
occupied buildings using a solar
energy system

NIA

Noise

Reasonable protectionfor adjacent
properiies

13.11.073 Building design.

Evaluation
Criteria

Meets criteria
Incode( V)

Does not meet
criteria( ¥ )

Urban Designer's
Evaluation

Compatible Building Design

Massingof buildingform

Buildingsilhouette

Spacingbetween buildings

Streetface setbacks

Characler of architecture

Buildingscale

Proportionand composition of
projections and recesses, doors and
windows, and other features

ClIL|CIC (€€ (K

- Location and treatment of entryways

<

Finish material,texture and color

<

Scale

Scale is addressedon appropriate
levels

Design elements create a sense
of human scale and pedestrian

Building Articulation

S g ot

=T T P '
=128 P TCTIRAF FE

PEs aAFmem 3—pm -

i
[=8

Variation in wall plane, roof line,
detailing, materials and siting
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Application No: 06-0651 (third routing) April 3,2007

Solar Design
Building design provides solar access v
that is reasonably protected for
adjacent properties
Building walls and major window areas v
are oriented for passive solar and
natural lighting

W inital S cy,

Erw‘ttor.menia\ Revie

NT

page 3
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT

701 OCEAN STREET, SUITE 410, SANTA CRUZ, CA 95060
(831)454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123
TOM BURNS, DIRECTOR

February 26,2004

AM Pomper

Hospice Caring Project
6851 Soquel Dr.
Aptos, CA 95003

Re: Riparnian Pre-Site for 6851 Soquel Dr., Aptos APN 039-062-05

Dear Ms. Pomper,

| have performed a Riparian Pre-site study at your request in order to establish the location of
riparian resources on the subject parcel. The study included doing background research on
available files in the Planning Department and performing a site visit.

For this parcel, the watercourse that lies adjacent to the proposed development is an unnamed

perennial stream that drains to Aptos Creek. The stream is deeply incised and heavily vegetated
with both native and non-native species, including several large coastal oaks.

For developed parcels within the Urban Services Line that lie adjacent to an arroyo, the
appropriate riparian buffer is twenty (20) feet, plus a ten {10} foot development setback, for a
total riparian setback of thirty (30) feet, measured from the top of the arroyo. Additionally, the
Riparian Protection Ordinance requires a 20-foot buffer from the dripline of any woody
vegetation associated with the stream. Because the dripline of the many large oaks on your
parcel virtually cover the parcel, this requirement canbe waived in this instance.

The site map submitted with this application is not of a sufficient scale to accurately depict the
riparian setback, however an attempt was made to delineate the estimated setback. Please note
than there are several existing buildings that already encroach into the riparian setback. The
Riparian Protection Ordinance allows replacement of existing structures that encroach into the
riparian setback without a Riparian Exception, as long as the new stmcmrgn%%%% not extend an

. ex(fjle?u nital Study
further into the setback. ATTACHMENT. E , g 3
In my opinion, your options for the expansion of the current facilit?‘gﬁﬁég*ﬂ;ﬁgm -

0 Replacement/upgrade of the existing buildings, which would be exempt from the Riparian
Protection Ordinance

o Limiting any expansion to the western and northern portions of the property
o Applying for a Riparian Exception to encroach further into the 30-foot riparian setback
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The question of whether or not the findings can be made for a Riparian Exception cannot be fully
addressed at this time. However, such findings cannot be made unless it is demonstrated that
less environmentally damaging alternatives do not exist. Please review the enclosed copy of the
Riparian Corridor Protection Ordinance paying particular attention to the highlighted section that
addresses all of the required findings necessary for approval of a Minor Riparian Exception.

Before submitting an application for a Minor Riparian Exception, please consider design
alternatives that may reduce and/or eliminate encroachment into the riparian comdor
buffers/setbacks. Please include this analysis in the application.

Please note: This letter does not address issues related to any Environmental Planning issues
{e.g., grading, soils, geology) asidefrom zhe riparian pre-site.

1f you have questions regarding this riparian pre-site, please call me at (831) 454-3164 or e-mail
me at robin.bolster@co.santa-cruz.ca.us

Sincerely,

Robin M. Bolster
Resource Planner

Enclosure

Environmentat Review Inital Study
ATTACHMENT ﬂ 0] Q2 p)

APPLICATION o0é-06Ss/
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Dedicated to the Preservation of Trees

Tree Resource Evaluation/
Construction Impact Assessment

JamesP An
B Assoclates

Hidden Oaks Subdivision

6851 Soquel Drive, Aptos, CA
APN 039-062-05, Tract #1529

Environme”ta' F{ewew initgl Stud
ATTACHMENT.Y. ,,_,'f g’
APPLICATION _MQSL

Consulting Rrborists

— Prepared for
Mission Stree Keith Baxter and Randy D. Kanawyer

Santa Cruz, CA 95060 .
BK Properties

831.426.6603 office

831.234.7739 mobile

831460 1464 fax

jpallen@consultingarborists.com

www.consultingarborists.com
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Tree Resource Analysis/Construction Impact Assessment
Hidden Oaks Subdivision, 6851 Soquel Drive, Aplos, CA
Tract #1529, APN 039-062-05

October 5, 2006

Page 1

ASSIGNMENT/SCOPE OF SERVICES

The demolition of existing structures and construction of a residential developmentis
proposed for a site located 6851 Soquel Drive, APN 039-062-05. This property is
populated with mature native and non-native trees that will be impacted by the proposed
development of this site. To ensure the protection of the tree resources on this site, Keith
Baxter and Randy D. Kanawyer, of BK Properties, L.P. have requested our firm provide
a Tree Resource Evaluation and Construction Impact Assessment. To accomplish this
assignment, the following tasks have been completed:

Evaluate condition and preservation suitability for each tree? 6 inches in
diameter.

Review development plans as provided by Ifland Engineers Inc, to
evaluate potential impacts.

Make recommendations for alternative construction methods and
preconstruction treatments to facilitate tree retention.

Map approximate tree locations on an AutoCAD base map provided by
Ifland Engineers.

Create preservation specifications; including a Tree Location/Preservation
Map.

Determine the quantity of trees to be removed.

Define appropriate replacement strategy for trees cited for removal.
Document findings in the form of a report.

This assignment is limited to assessing the potential construction 'inﬂuegces'upon trees

ithin the propert ndarv. e h:";\,f!rr::nifnzf-:‘;rﬁai Review Inital Stud
within the property boundary N T??%Q?‘??‘y‘EEENT . Av
SUMMARY APPLICATION .%5—0551

Plans for this proposed project have been reviewed and the impacts to 60 invenloried
trees have been assessed. The construction of plans as presented will require the removal
of 22 trees. An additional 11trees are recommended for removal due to their poor
structural condition, high level of risk they will present or severe level of construction
impacts.

Tree removal will occur only within previously disturbed areas and not within the Urban
Arroyo.

One, 24-inch box or 15 gallon replacement tree will be planted per tree removed as
components of the planned landscape.

The implementation of the procedures as defined within this document, including
Demolition/Preconstruction Treatment Sequence, alternative construction methods and -
adherence to the Tree Preservation Specifications are required to safeguard trees

proposed for retention.
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Monitoring, by the Project Arborist, should occur at the intervals defined within this
report to assure tree protection guidelines are adhered to and unforeseen impacts are
resolved prior to damage occurring.

BACKGROUND
This project involves the demolition of existing buildings and construction of 10
residences, associated parking lots and landscaped areas.

A preliminary site inspection with the Project Developers took place on February 2,
2006. During this inspection the general health of the existing forest system was
discussed and the most appropriate position for the buildings was determined.

A more thorough inspection took place on March 15, 2006, where all singletrunk trees >
6 diameter inches or multi-bunk gees with a combination of diameters> 10inches were
inventoried. Sixty trees in proximity to areas proposed for improvements were
inventoried and assessed. Numbered metal tags were attached to the each tree/tree
group’s trunk at six feet above grade. The corresponding numbers and tree locations are
documented on attached Tree Location Map.
Construction impacts were evaluated in the field using site plans provided by Project
Engineers, Ifland Engineers Inc.

Tree health and structural integrity were evaluated visually from the root crown (where
the trunk meets natural grade) to the foliar canopy.

Neither aerial inspection nor root crown excavation inspections were performed.,

Environmental Review Pmtal Study

OBSERVATIONS ATTACHMENT &

APPLICATION m
Site Description

Formerly the site of The Hospice Caring Center, this site has an existing home, support
structures, driveways and parking. The site spans approximately 1.25 acres, located on
the east of the Soquel and Haas Drive intersection,”APN 039-062-05. It is bound to the
east by Vienna Drive, to the south by Soquel Drive, to the west by Haas Drive and to the
north by an undeveloped parcel

This parcel is varied in terrain, the eastern property boundary is a steep downward
sloping drainage corridor classified as an “Urban Arroyo.” The top-slope is the edge of a
predominantly level midsection with a slight upsiope in the northeastern section and a
more.dramatic slope towards Haas Drive.

Previous encroachment into the typical Urban Arroyo” buffer zone” has occurred.
Structures have been built and landscaping has been performed within this area defined
as a “Previously Disturbed Area” on the attached maps.

17
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Tree Descriptions

Majority of the trees are mature specimens, components of the original landscape.

Trees present on site are composed of a California natives (Monterey cypress Cupresseus
macrocarpa and Monterey pine Pinus radiata, redwood Sequoia sempervirens, Coast live
oak Quercus agrifolia) as well as non-natives (Acacia spp. and Pittosporum spp.). This
area has a large population of mature and immature acacia, a highly aggressive/invasive
species.

The acacia trees on this site have a history of failure. In the past 12 months several acacia
trees have uprooted or broken trunks, stems and branches. This is an opportunistic

species with rapid growth rates that compete with surrounding vegetation. Trunks and
stems develop in long, arching or leaning configurations. These structural components .
reach toward light and space. The weight of the foliage in addition to the dynamic mass
of the wood results in a significant load that stresses structural components and root
anchorage. Trees with these formations are predisposed to failure independent of site
disturbance.

TREE INVENTORY METHODOLOGY

The appended inventory lists information on 60 individual trees growing in close
proximity to proposed building locations within the property boundary, shown on the
attached Tree Location Map.

The tree inventory lists species, trunk diameter, Critical Root Zone {CRZ) radius, tree
condition, construction impacts, observations, recommended procedures and mitigation
suggested by the County of Santg Cruz Ordinance section 16.34.

This parcel is outside of the Coastal Zone but within the Urban Services Line. Trees
meeting certain size criteria are not identified as “Significant” in this geographic region
as defined by Santa Cruz County Code Title 16 section 16.34.030. Conversations, with
Santa Cruz County Environmental Planning staff indicated that these trees were outside
of the Coastal Zone and within the previously disturbed areas of the Urban Arroyo. As a

result of this investigation, it was determined that none of the trees proposed for removal
meet “Significant” criteria.

Diameter: is the width of the trunk measured at 4.5 feet above natural grade (ground
.level). This inventory comprises of individuals with diameters> 6 inches and groups
(sum of diameters) with diameters> 10inches at 4.5 feet above natural grade. For-trees
that were unable to be measured at 4.5 feet above natural grade, measurement heights
were provided.

Environmental Review Inital Stud
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Critical Root Zone: Individual tree root systems provide anchorage, absorption of
water/minerals, storage of food reserves and synthesis of certain organic materials
necessary for tree health and stability The Critical Root Zone (CRZ) is the species-
specific amount of roots necessary to continue to supply these elements essential for each
tree to stand upright and maintain vigor. This distance reflects the minimum footage
from the trunk required for the protection of the tree’s root zone. Construction activities
proposed within these areas are subject to specific review and the implementation of
recommended special treatments.

Health, Structure and Preservation Suitability Inventory ratings are based on the
following criteria:

Tree health and structure are separate issues that are related since both are revealed by
tree anatomy. A tree’s vascular system is confined in a thin layer of tissue between the
bark and wood layers. This thin layer is responsible for transport of nutrients and water
between the root system and the foliar canopy. When this tissue layer is functioning
properly a tree has the ability to produce foliage (leaves). As long as the tree maintains a
connected vascular system it may appear to be in good health.

When conditions conducive to decay are present, fungi, bacteria or poor
compartmentalization, wood strength is degraded. A decay advances, the tree’s ability to
continue standing is compromised. Thus, a tree can appear to be in good health, but have
poor structure.

Tree Health: This rating is determined visually. Annual growth rates, leaf size and
coloration are examined. Indications of insect activity, decay and dieback percentages
are also used to define health ratings.

Treesin “good* health are full canopied, with dark green leaf coloration. Areas of foliar
dieback or discoloration are less than 10% of the canopy. Dead material in the tree is
limited to small twigs and branches less than one inch in diameter. There is no evidence
of insects, disease or decay.

Trees with a “fair” health rating have from 10% to 30% foliar dieback, with faded
coloration, dead wood larger than one inch, and/or visible insect activity, disease or
decay.

Trees rated as having “poor” health have greater than 30% foliar dieback, dead wood
greater than two inches, severe decay, disease or insect activity.

Tree Structure Thisrating is determined by visually assessing the roots, root crown
(where the trunk meets the ground), supporting trunk, and branch structure. The presence

of decay can affect both health and structural ratings.
Environmenial Review Injtal Stud
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Trees that recerve a “good structural rating are well rooted, with visible taper in the
lower trunk leading to buttress root development. These qualities indicate that the tree is
solidly rooted in the growing site. No structural defects such as codominant stems (two
stems of equal sizes that emerge from the same point), poorly attached branches, cavities,
or decay are present.

Trees that receive a “fair” structural rating may have defects such as poor taper in the
trunk, inadequate root development or growing site limitations. They may have multiple
trunks, included bark (where bark turns inward at an attachment point), or suppressed
canopies. Decay or previous limb loss (less than 2 inches in diameter) may be present in
these trees. Trees with fair structure may be improved through proper maintenance
procedures.

Poorly structured trees display serious defects that may lead to limb, trunk or whole tree
failure due to uprooting. Trees in this condition may have had root loss or severe decay
that has weakened their support structure. Trees in this condition can present a nisk to
people and structures. Maintenance procedures may reduce, but not eliminate these
defects.

Suitability for preservation: This rating evaluates tree health, structure, species
characteristics, age,and potential longevity

Trees with a “good’rating have adequate health and structure with the ability to tolerate
moderate impacts and thrive for their safe, useful life expectancy.

A “fair” rating indicates health or structural problems have the ability to be corrected
They will require more monitoring and intense management with an expectation that their
lifespan will be shortened by construction impacts.

Trees with a “poor” rating possess health or structural defects that cannot be corrected
through treatment. Trees with poor suitability can be expected to continueto decline
regardless of remedies provided. Species characteristics may not be compatible with
redefined use of the area. Species, which are non-native and unusually aggressive, are
considered to have a poor suitability rating.

DESCRIPTION OF DEVELOPMENT IMPACTS

Site inspections and review of the plans as presented identified numerous construction
impacts to individuals.

The impacts to the trees are based on the development plans provided. The exact
locations of the proposed improvements must be reviewed and evaluated once the site
staking is in place. There is a possibility that tree classification and inferred impacts will

change once grade staking is in place. Environments, Réviéw ity Stucly
APPLICATION _Da4-pness
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The construction of this project as presented requires the following procedures:

Demolition of existing structures, hardscape and utility lines entails the
dismantling and disposal of all buildings, hardscape and utility lines. Large
wrecking equipment, such as an excavator, is used for building demolition. There
is a possibility that the surrounding trees will be damaged. The unearthing and
removal of old utility lines as well as the building foundation within defined
Critical Root Zones often shatters woody roots. Mechanical damage to above
ground tree parts and roots allow for the onset of decay, compromising tree health
and structural stability.

Building clearance is needed where branches of trees encroach upon parking
areas, sidewalks or structures will need to be pruned to gain required clearance.

Grading for the parking lot, trenching for foundation construction, retaining
wall and building censtruction as well as trenching for foundation
construction. These procedures require alteration of natural grade in the form of
cut and/or fill (described below) at the defined “Limits of Grading”. Roots
impacted during this process provide openings for opportunistic decay causing
organisms degrading tree support systems and vigor.

o Alteration of natural grade

= Cuts. lowering of natural grade, require the removal of soil until
the desired eletation is reached. A cut within the trees Critical
Root Zone can remove non-woody and woody roots. Non-woody
(absorbing) roots are responsible for transporting moisture and
nutrients necessary for maintaimung tree health. More significant
cuts remove woody roots that provide structural support,
compromising the tree’s ability to stand upright.

Fill, increasing natural grade, often requires an initial cut to “knit
in” and stabilize the material. This material is applied in layers
and compacted in the process. Compaction breaks down soil
structure by removing air and adding moisture. Anaerobic
conditions may develop, promoting decay. Absorbing roots can
suffocate from lack of oxygen. Structural roots may be
compromised as aregult of the decay.

Parking lot construction Require a “cut” to a depth of six to 18 inches below the
existing grade. Soils are then stabilized and by applying base materials and
compacted. Asphalt chip seal, decomposed granite or concrete are then applied to
create the surface.

Drainage structures and Utility line placement. Necessary drainage structures

and utility lines are to be consciously placed to avoid the Critical Root Zone of

the preserved trees or brought to the attention of the Project Arboristrio abiepifotew nital Stud
preconstruction root severance along placement lines. AT TACHRMERNT 9 Z 494 gﬁ

APPLICATION _Da- oSl

-182-
Jamesl? Allen & Associates




Tree Resource Analysis/Construction Impact Assessment
Hidden Oaks Subdivision, 6851 Soquel Dnve, Aptos CA
Tract #1529, APN 039-062-05

October 5,2006

Page 7

Planned Landscape Installation typically requires the import of topsoil,
rototilling the top 8 inches of native soils, digging planting holes, treaching for
irrigation lines and increased water supply for establishing new plantings.
Increased disturbance in the Critical Root Zone and elevated water levels will
stress mature trees. It is recommended that landscape features planned within
Critical Root Zones avoid the above-described procedures.

RECOMMENDED PROCEDURES

The following section discusses the recommended procedures to construct the project as
planned to increase tree vigor and reduce stress from demolition/construction impacts.
Potential construction impacts that dramatically .reducethe lifespan of existing trees can
be abated with the implementation of pre-demoliion/construction treatments,
modifications to construction methods and needed maintenance pruning.

. Preconstruction root pruning is recommended for Trees# 114,118,119,126,
127, 140, 142, 146, 149, 150,154, 156 and 157. T is procedure isto be performed
by skilled labor. Roots are to be pruned cleanly. Bark should adhere to the wood
without tearing. Wood fibers should remain intact without shattering. The following
tools should be used:

Hand-pruners

Loppers

Handsaw

Reciprocating saw

Chainsaw
When completed, the pruned portions should be covered with burlap or similar
material and kept moist.

" A backhoe may also be used on this site for preconstruction root severance
treatments under the direction of the Project Arborist if the distance between the
trees and the building line is not decreased. This procedure is defined below:

. Establish a “final line of disturbance” with field staking. This line represents
the furthest distance from the trees trunk that will allow the proposed
construction.

. Determine the depth of the cut required.

. Begin digging 8to 10 feet from the established line in a “spoke in wheel”
pattern, using the tree trunk as the hub.

. Dig to the required depth.

. Dig toward the trees trunk to determine where roots are located.

. Begin pruning roots using the techniques defined .above.

. Upon reaching the final line of disturbance make the final root pruning cuts.

. Install Tree Preservation fencing with straw bales to allow maximum
distance from the tree while allowing space to construct the buildings.

' Envirsamental Bieview initgl Study
ATTACHMENT 9,
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Maintenance procedures are those, which are necessary to decrease risk of falling
branches, provide reenforcement for weak trunk/stem attachments and improve tree
health/stability.

. Cabling has been recommended for Tree #107. A triangular cable system should
be installed between the weakly attached stems using the following or comparable
hardware:

5/8 inch "'eye lag bolts
1/4 inch Extra High Strength cable
Pre-formed grips with thimbles

Pruning to remove dead branches has been recommended to reduce potential health
and safety hazards that persisting dead branches pose, such as decay, attracting
harmful insects and injury from falling branches. Preconstruction canopy clearance

pruning will allow vertical space for equipment access and building construction.

Each tree to be preserved should have dead/broken branches
greater than I-inch diameter removed

Trees #107, 108,119,127,146,149,154 and 157 will require
pruning to allow building clearance. Pruning should not remove
more foliage than absolutely necessary to accommodate proposed
construction as determined by the Project Arborist.

Tree Removal is to be performed in a sectional manner in order to avoid damaging
surrounding trees and landscape. Locations of trees to be removed are documented on the
attached map (Tree Location Map #AB01).

Removal dueto Construction Impacts (Trees #101,102, 104,105, 110,111, 112,
113,115,116,117,120, 121, 122, 123, 124, 125, 135, 141, 151, 159 and 160) is
required for trees that are in direct conflict with the proposed building footprints
where plans cannot be modified

,ITrees recommended for removal due to Condition (Trees #103, 106, 109, 128,
129,130, 131,136 and 143) Recommendations are based upon the combination of
health, structural, preservation suitability ratings and general species characteristics.

These trees are recommended for removal as they are either dead or structurally
unsound. They are currently at risk of failure and present extreme hazards to

people and property and should not be preserved.
~ Environmental Review Inital Stud
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Trees recommended for removal due to a severe level of impacts

Trees #107 and 108 will require severe canopy and root pruning to accommodate the
proposed construction. These required procedures will destabilize these trees and
possibly lead to premature mortality. It is recommended, but not necessary that they be
removed due to this high level of impacts.

The project development team has expressed interest that these trees be retained. To
decrease the level of impacts, procedures have been defined to moderate these impacts
including of preconstruction treatments, alternative construction methods, clearance
pruning, mechanical support systems and tree protection fencing to assist in tree
retention.

It is expressed that there IS probability of tree failure; Ioss of vigor or mortality is high.

stmctures/s1dewalk in the future. These associated rlsks are to be understood and
accepted by the County and the project development team.

Stump removal will be performed on each tree removed by “grinding” them to a depth
of 24 inches or digging them out with the backhoe or an excavator when in conflict with
proposed grading. When stump removal will cause undue damage to surrounding trees,
they areto be leftin place. Acacia stumps left in place will need to have regrowth
managed mechanically or chemically.

A qualified certified arborist, using the most current version ofthe following industry
guidelines should be contracted to perform the above-described work.

American National Standards Institute, A300for Tree Care Operations-
Tree, Shrub and Other WoodyPlant Maintenance-Standard Practices
(Part 1)-2001 Pruning
{Part 3)-2000 (Support Svstems a Cabling. Bracing and Guying)

International Society of Arboriculture: Best Management Practices

American National Standards Institute Z133.1-1994 for Tree Care Operations-
Pruning, Trimming,Repairing, Maintaining, ana' Removing Trees ana’ Cutting
Brush-Safety Requiremenis

Environmenial Beview in‘rial tudy
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Demolition/Preconstruction Treatment Guidelines Sequence

1.
2.

Tree and stump removal

Cabling, clearance, and maintenance pruning, recommended providing
demolition/construction area access, building/drnveway/walkway
clearance and improving tree structure. Pruning should not remove more
foliage than necessary to accommodate proposed construction as
determined by the Project Arborist. The required pruning 1s specified for
each individual tree to be preserved in the Recommended Procedure
pruning section..

Install Tree Preservation Fencing and straw bales. The fencing isto be
chain link, 72 inches in height and secured with metal stakes driven at ~
least 18 inches into the soil. Straw bales may be secured by driving metal
or wooden stakes through the halesto a depth of 12 to 18 inches below
natural soil grade. This barricade will prevent damage to the fencing and
prevent excess soil from grading and trenching from encroaching into the
Tree Preservation Zone of the retained tree. Tree Preservation Zone
fencing locations are documented on an attached map {ABO02).

. Demolition of existing structures, foundations, utility lines and other.

hardscape in proximity of trees may be performed by equipment set up
outside or at the perimeter of Critical Root Zone. A backhoe or excavator
may reach toward trees gently pulling debris outward, away from tree
trunks. Existing improvements set on or below natural grade shall be
removed witb minimal disturbance to natural grade. Debris is to be hauled
out though designated avenues outside of the Critical Root Zones.

Woody roots damaged during the removal of underground portions of
existing building components should be properly pruned followingthe
pie-construction root pruning guidelines.

Preconstruction root pruning is recommended for Trees # 107, 108 (if
retrained), 114,118, 119,126,142,146,149,154and 157 are suitable
for retention and are in close proximity to trenching activities. Areas in
which root pruning is necessary are designated on the attached Tree
Location/Preservation Map. All root pruning should be performed by
-skilled labor. Roots are to be pruned cleanly and bark intact. The
following tools should be used:

Hapd-pruners/loppers Environmental Meview Initah Stud
Handsaw ATTACHRAENT O 2/ é Qi
Reciprocating saw APPLICATION - '

Chainsaw - -Qé-s:L»

When completed, the pruned portions should be covered with burlap or
similar material and kept moist
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6. Provide Invigoration Treatments for Trees #107, 108 (if retained), 118
and 1109.
. Amended tree chip mulch, 4-6 inch layer, shall be applied within
the Tree Preservation Zones. Mulch should not be applied within
12 inches of tree trunks. Tree chips should be amended with 7
pounds Bloodmeal, 13-0-0, per cubic yard of chips.

Supplemental Irrigation should be provided by a soaker hose
delivery method within the designated Tree Preservation Zones.
The Project Arborist will determine supplemental irrigation levels.

7. Realign/Repair fencing to protect Tree Preservation Zones depicted on
the Tree Location/Preservation Map, AB02.

Altérnative Construciion Methods .
""On-Grade" System

This procedure is recommended for sidewalk features in close proximity to Trees #107
and 108. This system eliminates the need for excavation and the resulting root loss
These areas are defined on the attached map

' “Tree (Root Crown Flaze) On-Grade Specifications

—— EXTEND BASE ROCK 1 FT. MN. BLYOMD
EDGE OF PAVEMENT {TYF.).

GEOGRID. BASXGRID-11 AS MANUFACTURED
BY MIRATI, OR EQUAL FLACE GEOGRID
OVER GEOTEXTRE FABRIC.

" AC OVER 6" CLASS I BASE COMPACTED TO 95X R.C.

o %
e ! ———
. e

: . - k

- GEOTEXTLE FABRIC, GEGLON HP—570 AS R _U_é.,:ﬂ‘.’,

" MANUFACTURED BY MIRAFI, OR EQUAL "L NONCOMPACTED SUBGRADE
PLACE FABRIC DIRECTLY ONTO PREPARED  ~ T

. SUBGRADE. T .

=i i i Pt

& DI R By e

NOTE: UMITS OF GEOTEXTILE FABRIC AND GEOGRID PLACEMENT TO BE DETERMINED 8Y PROECT ARBORIST IN FIELD.
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Pier and Above Grade Beam Svstem will be used for the constiuction of the
foundations supporting buildings #5, 6 and 7 in close proximity to preserved trees
Locations are noted on the attached Tree Location and Preservation Map.

Piers will be placed in locations that avoid roots greater than two inches in diameter.
Placement can be determined by preconstruction root exploration. As the locations are
determined pier layout can be adjusted to allow for appropriate spacing as per the Project
Engineer

Grade beams will be placed or constructed with minimum disturbance to natural grade

This alternative method of construction will decrease the impacts of the building
foundations.

U-—-‘l};‘aéé ' Floor— U
RS - Reinforced

- Conorete Grede

Beam

T | et s

Pier and Above Gragle Beam
Foundation Detail

Diagram sdepled from Clark and Mathany, Trees and Development (3 088)

Tree Replacement: Thirty-three trees are cited for removal, two of these trees are dead
New trees will be planted as components of the planned landscape at a ratio of one-24
inch box or one fifteen-gallon tree per tree removed

Replacement trees planted on this site should be provided an appropriate amount of area
to allow adequate space for future growth.

Nursery stock selected shall be standard (single trunk). Trees planted should be well
formed without co-dominant, poorly.attached stems. Trees shall b e disease free and
absent of swirling or girdling roots.

Qualified professionals adhering to the following guidelines shall plant the replacement
trees:

Prepare the planting site by excavating 3 times the width and 2 inches less than
the exact depth of the nursery container.

Prune any visible matted or circling roots to remove,or straighten them. Cut the
root ball vertically on opposite sides at least half the distance to the trunk.
- Envircnmental Review Inital Siud
ATTACHMENT G
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Free roots from the root ball breaking away some of the soil to provide better
contact between the root ball and the backfill soil.

Bacidfill with native soil

After backfilling a two-inch layer of amended tree chip mulch should be applied
to the soil layer. Chips should be amended with “Blood meal 13-0-0" at a ratio of
7 pounds per cubic yard of chips. Chips should not be applied within 8 inches of
the trunk

Stakes, for support, should be instaiied on opposite sides of the root ball and
driven intothe soil. The tree can be secured to the stakes using “Arbortape” or by
using the “ReadyStake” system.

Supplemental irrieation will be provided the new trees by means of a temporary “drip”
emitter system for a period of two (2) years. This system shaii be designed, instaiied and
maintained by a qualified professional to provide necessary irrigation at least twice per
week to maintain appropriate moisture levels. Appropriate irrigation levels are to be
determined by the Project Arborist.

Success Criteria To ensure the survivability and proper growth of the replacement trees
success criteria will be defined to meet an 80% survival rate and implemented as follows.

A qualified professional will monitor the newly planted tree at six (6) month intervals for
a perlod of five years.
Tree health and growth rates will be assessed
Trees suffering poor growth rates or declining health will be identified.
Invigoration treatments will be provided -
Dead trees or trees in an irreversible state of decline will be replaced.
At the end of the five-year period the status of the new plantings will be assessed
to make certain that success criteria has been met and all mitigation trees planted
are performing well.
Implementation of these success;criteria shall be a’conditionof project approval.

TREE PRESERVATION

Tree Preservation Specifications included in this report, outline specifics for tree .
protection fencing and other procedures that will provide the best opportunity for their
long-term survivability. The exact locations for these procedures are documented on the
attached map.

Tree Preservation Zone: This area is the protected area that allows the majority of the
Critical Root Zone to be undisturbed while still facilitating the construction of buildings
and associated construction related activities. Tree Preservation zones are defined on the
Tree Location Preservation Map attached to this report.

Envire
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- Inspections T o ensure the successful implementation of the recommended procedures
Site Inspections we recommended by the Project Arborist. Site inspections will take
place at the following intervals throughout the course ofthe project:

During all tree pruning/removal activities in proximity to trees to be preserved.
During demolition

Following on-site placement of grade stakes.

Dunng preconstruction root exploration and severance procedures.

After Tree Preservation fencing locations have been staked.

Following Tree Protection fencing installation; prior to the commencement of
grading.

As necessary during the grading activities.

Three times per week during foundation and building construction.

Weekly during landscape installation

Site monitoring forms will be submitted to the County of Santa Cruz Planning
Department at regular intervals.

CONCLUSION

The construction of the plans as proposed, necessitates the removal of33 trees, as a result
of construction impacts, structural condition, poor species suitability and allows for the
preservation of the remaining trees on this site.

Of this total, 22 trees are cited for removal as a result of unavoidable impacts from the
proposed construction:

An additional nine trees are recommended for removal due to condition. These trees have
structural defects and threaten the safe use of the proposed residences. Some are non-
native, highly aggressive species and are not suitable for retention i the Urban Arroyo or
the incorporation into the developed site.

Two trees, #107 and 108 are recommended for removal due to the severe level ofimpacts
resulting from the proposed construction. The development team has chosen to attempt to
retrain these trees in hopes they will survive. If they are retained, the implementation of
preconstruction treatments and alternative construction methods are necessary.

Each ofthe trees cited for removal will be replaced by planting a replacement tree. One,
24-inch boxed or fifteen-gallon replacement tree per individual tree removed will be
planted on-site as components of the planned landscape.

Clearance pruning is required for tree canopies that encroach upon building footprints or
designated construction access points. Maintenance pruning is recommended for all
retained trees.
Environmeniai Review Inital tudy
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Tree Resource Analysis/Construction Impact Assessmenl
Hidden Oaks Subdivision, 6851 Soquel Dnve Aptos, CA
Tract #1529, APN 039-062-05

Oclober 5,2006

Page 15

It is anticipated that impacts to the remaining trees can be reduced by implementing the

alternative construction methods and adhering to the Tree Preservation Specifications
detailed in this report.

To ensure the protection of the trees remaining on this site it is imperative that the
recommendations and Tree Preservation Specifications detailed withan thisdocument are
incorporated as a condition of project approval.

Any questions regarding this report may be directed to my office

Ja esP Allen
\\ﬁ]bteltd Consulting Arborist #390

Environmental 13
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Tree Resource Analysis/Constraction Impact Assessment
Hidden Oaks Subdivision, 6851 Soquel Drive, Aptos, CA
Tract #1529, APN 039-062-05

October 5,2006

Page 16

Tree Preservation Specifications
6851 Soquel Drive, APN 039-062-05 -

These guidelines should be printed on alt pages of the development plans.
Contractors and sub contractors should be aware of tree protection guidelines and
restrictions. Contracts sbould incorporate tree protection language that includes
“damage to trees will be"appraised using the Guide to Plant Appraisal 9th Edition
and monetary fines assessed”.

A pre construction meeting with the Proiect Arborist

A meeting with the Project Arborist, Project Manager and all contractors involved with
the project shall take place prior to the onset of grading. Tree preservation specifications
will be reviewed and discussed.

Establishment of a tree preservation zone (1P7.)

Chain link fencing no less than 72 inches in height with metal stakes embedded in the
ground, shall be installed in areas designated on the attached map. Bales of hay shall be
placed end-to-end outside the perimeter of the fencing toward the construction activities.
Bales may be stabilized by driving metal stakes or sections of #5 rebar through the bales
12to 18inches into the soil surface. Fencing will be installed priorto the onset of
grading, under the supervision of the Project Arborist and shall notbe moved.
Restrictions within the Tree Preservation Zone (TPZ)

No storage of construction materials, debris, or excess soil will be allowed within the
TPZ. Parking of vehicles or construction equipment in this area is prohibited. Solvents or
liquids of any type should be disposed of properly, never within this protected area.
Field decisions

The Project Arborist, Soils Engineer and Grading Contractor will determine the most
effective construction methods to maintain tree health.

Alteration of grade

Maintain the natural.grade around trees. If trees roots are unearthed during the
construction process the consulting arborist will be notified immediately. Exposed roots
will be covered with moistened burlap until the Project Arborist makes a determination.
Trenching requirements -
Any areas of proposed trenching will be evaluated with the Project Arborist and the
contractor prior to construction.

Tree canopy alterations

Unauthorized pruning of any tree on this site will not be allowed. Tree canopy alterations
will be performed to the specifications established by the Project Arborist.
Supplemental irrieation

Shall be provided using “soaker” hoses or similar method of delivery. Supplemental
irrigation requirements shall be determined by the Project Arboristand will be required
prior to and after completion of the grading.

Muleh Laver

A 4-6 inch layer, of amended tree chip mulch shall be applied within the Tree
Preservation Zones. Tree chips should be amended with 7 pounds Bloodmeal, 13-0-0, per
cubic yard of chips.

Environmentai Review lhital Study

ATTACHMENT G /2 gof

JamesP A -1 92 “3sociates

—



sj08dw] 245435 O} 0P [BADILIY PIPIMWLOIY =i ] UOILPLOS) O} B3NP 2ACWNY

FIHONI

. IaVHD
, NOLLYSILIW - ALIEYLINS L3324 WiavEl] qyyniwn #
5TWN0ID0Hd OIONIWNODSH" SLOVAII 30 ALIM3ATS uALoNYLSE HITvaH [ANOZ LO0Y| aapay, $3103dS
: NOILYAYISAYd WOLND | wer IEHL

NOILYAH3SE0-

YL R PP

53)012055Y 9
a|ly g sauep

53 ] J0 UOHDRAISAL] Y] 07 PAIVIIPE(]
62G L# 10811 ‘'G0-290-6€0 NV
'y ‘soydy ‘aaliQ |anbog 1589
AYOLNIANI 33H1
NOISIAIQENS SHYO N3AAIH




, __ | B

QLo 2 spoediny 519485 0] anp (ALY papawwaocay SR uOnIpUC)) 0} anp AGHOY _,ﬂa. spdur) uogennsue) anp aaoway g

=R
sl

R J

SIHONI
" aval 2aveD
| - I il
NCILVOLLIW ALHBYLING L334 THOVHH qyinivi " :
E3HNATD0Nd Q=ON: NINOD3Ys SLOVdWI 40 ALIZCNS NOLLYANZSTud [FMLONNLS] L=ya= NOZ 1008| gaogv saads | oo
~OUL fAY3S80O. | VOO | ygy @ ,
. , H3L3NVIO

53]R19055Y §
uay ; sauep

3047 f0 UOLYAIFS2L] FYF 0F PATLINPI(]




° . .
OHj0¢ . sioudw] aleasg 01 anp [Eaoway paprurwosay I - vompueo o SNEAo | swedw] UORINNSUOD NP FACWIY

siojyuoa Adoue)
yinos o} j1Bm Buuielas pasodoud woy BT . HSPIZUBL
Buipelb pesodout wol L2 ' sfnsjopnesd
Bupesl pegsedasd woy 314 , 4id ee(fnag
wnjpei : ,

BUON-

pasnbal Guunid j001 UopONIISUGDIBIY

128)04d pPUR anlaseld.

}2am PUE Lou 0} Dujunud Adoued Bauetesd BNOIABIe

NOLLYOILI® Auavins | TUALYN . #
$3uNQID0Hd Q3ANIWWODTY: SLOVdW! 40 ALR4IAIS NOLLYANZE 3 [FUNLOMULS| HLTVEH [ANOZ LOOH - ancay 310348 | 3qu,
NOILYAHNISBO- . WHLRD | 15 B .

: ¥3LIWVIO

| | | 53|BI305SY §
. 3 | ual(y 4 saue

NOISIAIQYENS SMVO NdUUIH




sa

oL ¥

BUON-

sioedW] 219405 0 NP [BAQWTY PIPIUIICIY Ba uonIpuoz 0] 3

Inital Buc
12
u

sjoedL] UCHDMIISUOD) 90D 2A0WIY §

peuinbay Buiuiud jocs uOINIISUEDSId }SEG 0} ABMBALD WOL Y6 _ . eyojube
pasnbal Buunid soueiesd Adoue) 0} Bulamas pasodold woly Up ey FILF| k4N 24— snuenty 6t
120304d PUR 8AISEDId. win|paw . 3EQ BA|| 520D
SUONe
SUCN.
no [+]
paaintoas Supunid 100l LoPTRYSUAIR.d |SMUINGS O} AEm3nyID W04 U8 {10488 ,
Buipelb jo sjwi) 30Npay wnpew Jjed Jped 4 1L (ge1 sNBND gLt
196)04d PUE OAlRSaId. ’ 3ED BA| JSR0D
BUONe

20avdHD
NOLLVOLLIV- ALIEVLING famd WAV vanive #
S3MNA200Yd GIANIWNODI: SLOVAWI 40 ALINIAIS N emya [FNLoNELS| HLTVEH [ENOZ 100N} 3n0ay CETLERL I
NOILYAYRSE0: TYOLLRD | ysv @ _
NETET 8 ‘

59{2130554 &
3|\l 4 Sollef

24 o uonpaiasatd aiyy 03 paypItpad

6ZS L# 10841 ‘G0-290-6£0 NV

'v0 ‘soydy ‘eAlq (anbog 1589
AYOLIN3ANI 3341

NOISIAIQGNS SMVYO N3adliH




o

044089

s)oRciu] 219495 0] SN [BADWIAY PEPIWIL0ITY §

UOLIPUDT) 0) 9NP A4

BA  soedin] UopANIISUOD BNP FA0WY

T
3
o b !
Vi) |
1] - _
= \
BUON: E¥e By
paainbas Buiunid BOUBIES|D z ’ d_.m
uoynadsu) umoID J00L WIoHSd s @
; 10U Adoues = B 5
1983044 PUE BALDERIG, . = 9K Byoyube
i 159m 0} uoiepuncy Bplg pesedosd woy Yog , 100 e o, | . enaian
824 dnoib wym 59|Bup-00 AdOUBD | oo b0y o) Ljeap wons pasodoud woy urt e d red sz 4 ‘u ¥t %0 o Mw o ek
Adoued u) saysue.q peap Jajewe|p ofe 20" = (3™ z 1 15800
SJUBLLUDENE WB] HUn} 1004 i £ e -
g J8 SwBiS oM Y| saping b — £l
YUOU 0} SUEB] YuftiLe nmn o {1
¢ 5 .
BuoN . w.n. Hn.;.m or
' sio|pucy Adoue -
sa1} 92||9EI50p ABWy _ﬁmzstor_ 3 . Lt C (q eyojube
paujnbaj mc,__mp_a loou co_wuo:.;mcoommu o} vanepunoj Bpig pasodasd Wox YEE Jreg 100d 5ey ozl _.._ §'eT snueny 974
uopIadsul UMOID) 00y WHOHEd 158MUKOL 0] Ujelp WI0IS Woy 3a) | N NEO BA|| JSEOD
1993014 PUB 8ALOSEId: Mol - {] '
1SemUMoU 0} AdIBYS SUBB| YUl A &1

NOILYOILINe ALFUBYLING N [FEEFR L] o meﬂmz "
mmmznmoomm QIANINNODT N SLOVdAWI 40 ALIKMIAIS 20_h<>~._mmmmm FEunionylsf HITvaH BNO2Z 1004 aAcay 5310348 3L
NOILYAYISHO: IVIILED | uey @ _
HAIIWYIQ

304] o uonpniasaid ayl 03 pauoipa(]

53|B17055H

625 1# 1984] 'S0-290-6£0 NdV
'y ‘sojdy ‘aAlg |enbog 1689

AYOLNIZANI 3341

NOISIAIQENS SMVO N3AdIH

U3y 3 sauep

| F—




gLileg

sypudiu] 213438 01 NP [BAOWAY PIPIUIOITY

uompuo) @ anp saowey FEE  sordw] BORONASUOY NP FAOWAY

GUON- ' I . gyoqube .
198304d puk salesald: BUON : poos ELE] Jed 2 y 44 | snuend el
0)iEY UMD BAY MO S n | Weo eay| 3se0D
= Ly
=
BUON £ eyoibe
}9830.d: PUB - 8AIBSBI(s 8uUON djey iwod BN - £oe SAMEND ££)
101 0 HunJ} 18mo| up ABDSD BiBABS. " ..w 1 oo aA|| }8E0D
UDNs .mn..
}98}01d PUE 9AIBBIid: & enojube
SIUBWIYDEYRR LIAIS/HUNG J00H BUDN pooo 1004 Jled m 871 snuBny FAN
SWIS]S JUBUWOPCT B %BO 8A|| 35200
LINaSs ©} YUNJ} J5m0| Lo punom abJeT. m..
o

. ] ﬁwmzw_é
YOILIN (L334 Tviava) 3avus
NOILYDILL ALMIBYLINS TVHALYN o
$3¥NOADOND GIANIWWODTu: S1OVdWI 40 ALIH3IAIS NOLLYANTSTUd FRINLONYLS| HITVEH NOZ 100¥| an0av CELERLI
NOLLYANISEO- WoLRID | nev @ . .
AV b= B [TTA 0 P |

53241 J0 UODALSIL]

a3 01 .pauoLpa(y

6ZG1# 10841 ‘'S0-290

“6£0 NdV
-d‘o &

sojdy ‘aAlQ |anbog LG89
AYOLNIANI 3341
NOISIAIQEnS SMVO N3AdlH

521813055y &
__m__=._ d Satlief




oL 0L

Qoed] a1aog 0] anp [Eaclusy papawwessy B EORIPUCY) 0 SNp 9ACWSY [  S108di] UDROMUISUD) S0P FACWY
pajnkas Bujurud joo: co_G:.;mcouE.n_ 1sam 0] uonepunoy Bpig pasodesd woly YS| Bi{Ojn8
190)044 PUE 8AJASE. s 188m 0y Buipes pesodold wol 46 pocon aeg Jjed 94 (¥4 . snmand 41"
SUBLIYDAYE WSISH UM} POOD . wunjpey 180 BAl{IsEOD
YT @ sways g o) sEpNQ- . _
- 1semyMou o) yoep pagcdosd woy 1O =
BUON» . eyojubie
ujesp uuoys pesodosd woy et E SL%3L )
}2010.d PUB BAJESBI 4, Buibe.f h loo4 iood neq = : : snent (12"
pes8 pasodoid woy Y&z 1qreq
SUON: 1Mo : N }EOD BA|| }SROD
..W L
BUON- T a..lw HuBZSIM
. BAIEDI PUE 12804 BUON poos) J00d ey T / L snaeny 6C1
oADLY LRGN UM = vl Dlee eaj Japeiu}
SIUBWYIBIE W3IS/HMUNI] 100 Q W‘. N ’
O
. CILINE ) w Wy =
1203044 PUB BAIOSAI- = unw. g . eyojube
0ADLY UBQI UIYHIAA BUDN : poOOSy iood ied vZ W H.. .@ Hier:ltle) gt
SIUBULDENE WB]S/HUN) s00d ‘ : L ool HEO 8A|| }5EOD !
‘1883 0} A|dIBYS SUBE| YUNJLe = Mm,,._ o
=3 -
ETLINE e A enoyube f
}98)0.4 PUB BAIBSBI . auopN poog iood Jjes Ll .hﬂ.eﬁ s8R i<
' SJUBLUYSELE WBLSHUNG JO0 s ' ' HEO BAJ} 1SB0D

] ] [CEREITH
. [ . - Aizzs ) AQVHD
NOLLVOLLIA- : ALITIGVLING 1332 TRAVEN vanien #
£3xMNA3D0Hd QAANIWNODT Y- SLOVAINI 30 ALIHANTS . NOILYAYISTHd FUNLONYLS] HLTVIH ANOZ LOOH] ghcmy £3193dS a3uL
NOLLYAX3SE0- IVULMD | yer @ :

53)0120554 9
U3y 4 3aueg

Sao4] Juo wonppa4asaLg Yy 01 :pajvdnpa(]

62S L# JoBlL ‘G0-290-6€0 NdV

VO ‘sojdy ‘aAlQg [enbosg 1689
AYOLNIANI] 3341

NOISIAIQENS SYVYO N3AAIH




0Lio8 spediu] a9aag 0] o0p [EAOWyY pepawwoooy BRE = wompuoD o) enp u>oEu‘W:. Q ﬂﬂanc: UOBONASUOT) NP 3AAWSY

m” N
T
SUON. .w sepjaiuaing
100910t PUR BAJBEAI- SUOYN d1ey ded FIL-2 ] 4 z 8 WAIOTSONI :3-48
oAD.LY LEQIN UILIAA: & 4 wnodsoy|d
BUONY ) . : ) O sapioebng
dasd wo .
1983044 PUE BAJBSBIs 18sm 01 mc_uEm.,wM.”o 040 ol ug aed Jled Jled m‘m YL WIOAS Ol Fad?
DAOLY UBGIMY WA ; m m. m wnsedsond
st
BUONs W Mn wﬂ.m.w
paunbas Bujunud aoueseald . £ U” =
pasnbay Bujunid 004 UORINISUQDSIH Eu*mmc%h:.m»%%mu L h.u m..\.. m,_.okmmm
129j0.d pug 8AI880/d. £} ucijepuno; Bp|q pesodoud wWoly Y47 .00® 400 J00d gz <L .%9. snAeNY ar}
0Aouy ueQIn 949pi08 1s9m 0) Buipesd pesodo:d woy e ﬁ.. L RO 8A|| 150D
SIUBWIYIENE WaS UL} JoCd wnipew -
UARDRU POOMIEAA o <
QINGS 0} YUNJ) 18m04 U9 punom juedyiubis.
DUON: gijopube
198304d PUR 3AIESBI. auoy Je4 1004 ied 2 8oz snaenD Spl
oACuIy VBT UIGHAA 4EO BAl| 15800
juBLLdO[BASD YOUEBIQ |B49)E| PRSSRIddNS. _
B N o
198)J04d pue ckow_wo._u. .| wandydosoew m
' Buo 00 J00 e . 83 ’ 3
oAoiry UBQI UIYHAA . N .. pooD d led g g'cl m_nuﬂc ¥
yse B SWB}S WEeUILQPOD- .
ArLLo,
' [CEE
WEEERS| ) 3avuo
$3UNAI00Ud A3ANIWNCDI 3. SLOVdWI 40 ALIM3ATS NOLLYANISTN dnionyls| HLvaH |3 anogav S30IdS S3uL
NOILYAYESEO- , . CIVOLLHD | oy @ ,
FETEDN ]

S3)01055Y 9
03|10 3 Sawer

$a04] f0 uonpalasaid Ay 03 pajuarpad

6ZSL# 10811 ‘S0-290-6£0 NV

'V ‘soydy ‘aalQ |enbog 1689
AHOLNIANI 33¥1L

NOISIAIQENS SMVYO N3AAIH




[

$0RARI] 219438 O} ONP [FADIIY PAPSWLLOOTY

uoORIpUO ) ANP 3A0WAY ,§1oBdiu} UOTINLSUO]) 2NP BADWHY g
o
g+
2
[Tg]
. UON =
pesnbes:Bujunid souesesp Adouen , ..m
painbal Bupunud 1004 UCNHDNIISUDIBIS S)uuod Adoued s ayfcyubie ]
128304g PUE BAJGSELDS 1semypou o1 Bpig pasodaid woy YOZ poog 1004 areq N 19 sAenm ¥s1
0AQMY UEGIT UM Buipe:b pasodo.d WOy Uyl = ¥R OA|| 15E0D)
Any Ag pessaaddng wnipan []
SJUBWILIENE WeISUNJ) 200d
WE 18 SBPIAIR QUL
SUON® _ efojube
196104d PUE aAlD884d. Buipe:t pesodosd woy UGL _.._ooU. i0od a00d £ snend) ¢Sl
oAouy UBGIM VLKA o . 42O BA|| }5ECD
An| AQ passeuddng.
AUON- Byoyube .
19910id PUE BAIBSBId: fiupe.B pesodosd woy YE| poos 7L snoBND Z51
ohodry UBGQIN WA o WEO BAj] 18EAD
An| Ag passesddng.
1
BUON: . HserzUBLU .k
}28)0id PUR 8AI8E8.d. Buipelb pagodoad wod Lg'LL - aed aed aes o) 16 o5nsjopnssy om.v =
ohouy UBQI) $49pJ0G 0T 213 sejBnog o~
Any Ag pesselddng. .
~ BUON®» 5)oIpUeD AdpueD .
pannbay Buunid a2ueIESD AdoueD Bipq pesodosd woy ¥ET : eyo,u68 .
paJnbal Bujunid 1oC] UCRINISLEYSId Jeamypou Jes e a4 : .m_‘ 702 : mmE.m:o .
198)01g PUE §AIBSBI- oy ucyepunoy Bpig pesodoid wol Uot , JEO BA(] 1520
0ADLIY UBQIMT WIUNAA 196 0} Bujpeib pesodoid wioy 49
1oL @ swyDeNE WaEHUNI 100d. wnjpepy
CEITEIN]
IAVHD
NOLLVOLLINe ALEVLING (1334 WiIavall qyunivn 4 &
S34NQ3D0Ed J30GNaIWWODIY. SLOVAIWI 40 ALIMSAIS NOILYANZSTud AuNLoNYLSE HLTVAH SINOZ LOOH| 3acav 83103d§ 334L
NOILYAYZSE0" IYOILIED ey ® )
HILIWVIQ

53JR10554
U3y 3 sauer

NOISIAIGaNS SMVO N3AdiH




oL0l

siedii] 9Janag G AN (2AOWY PAPIUWCINY T

UOIIPUDT) 0} TP 2AOWISY F

spordiz] UONIMUISUOT) 0P SAGWEY
.

GUON+ 2 sapjojuebing
120}04d pUE B8AJBSBIs BUON 2184 ileq 184 g 6 winiodsopig 85t
U0 ) ) wiodsolld
\ﬁt-. )
SUONe weaw
paJnbas Buun:d souziesp Adoued == .
paanbas Bujunid 10021 UOON8UCdald SIOL0D _So:m,o © - sljojube
1281044 PUE 8ABEDI. Jsom 0) ucnepunoy Bpiq pesedaid wouy koL 100y 1004 000 N—.mfl. ZEk SAISND LSt
DADIIY UBQIMN UIMIAA Iwnpan [ e HEO BAJ| 1SE0D
Y0Z © SIUBWUDENRE WRISMun} J00d : =%
LOU 0] Sued| Yuru . . ) m..n m._m ﬁ\M.
5 s
SUON- : m tpuVU «h —— |
23j04d pue eicu..w._n_. 1samylou 0} Buipeib pesodo.d woy L : [ .u.n b HouRE o
} - - Jes ivogd ey 9 I Q = gnajend 9% o
CAOLY UBGIM VILEIM 1QUON ! 48O 61 19800 a
18 @ sWYORIE WRISNHUNI] J00. . .m;mn B _
A SUON- . WM.W r.m..ﬂ
120}04d PUE BAIGEDIG. eioqube
OAoLly UBGI) UM ouipesd um.mogo._n_ o4 U5 p o= 1ed 4184 43 9l snaend SSt
$& 11 oad i 8yBuiw-00 sayouelg :8UON }E0 8] 15290
Anj Ag passaiddng R
SJUSWYDBHE WB}S/uUNl) J00d.
CERGT)
: - AQvHD
NOILVEILLIW: angvans L U334 WKIVEIY qyyn wN e #
$IUNQID0Ed GIAANIWWOOITH. SLOVdWI 40 ALIHAAIS NOLLYANIS T FuNLONHLS] HLTvEH [ANOZ LOOY| zapay $3103d8 331
NOILYAYISHO- i AVOLLIED usr @ )
. Y¥3L13NWViId

53)012055H &
Uag ; sawer

NOISIAIUYITS SATVO NdUUIH




Dedicated t0 the Preservation of Trees

Bnuary 31,2007

JAMESP Allen RHrPisporish paer
G HSSUElﬁFES 550 Hudson Lane

Aptos, CA 95003

Regarding: Hidden Oaks Subdivision, 6851 Soquel Drive, Aptos, CA
Tract #1529, APN 039-062-05

Mr. Baxter,

1 have reviewed the site plan this project provided by Sam Stivers of Ifland
Engineers on January 19,2007. This revised plan for the subdivision tentative
map submittal addresses the incomplete items as defined by the Santa Cruz
County Pianning Department These plan alterations will not result in
additional impact to the tree resources on this site and to be in general
conformance with the ""Tree Resource Evaluation/Construction Impact
Assessment” prepared by this office dated October 5, 2006."

Please contact my office with any questions.

7 es P, Allen
istered Consulting Arborist #390

ANESICAR SOLIETY L3
. (%iuifl?ﬂé ARIDRIITY

Environmental Review inita Stud
| ' ATTACHMENT
Consulting Rrborists
APPLICATION QG =-mas/

@11 Mission Street
Santa Cruz, CA 25060

831.426.6603 office

831.234 7739 mgbile
831.460.1464 fax
jpallen@consultingarborists com

www.consultingarborists.com
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HIGGINS ASSOCIATES

ras TR A ST o oad [N
CIVIL & TRAFFIC ENGOINE

December 22,2006

Keith G.Baxter
P.O.Box 1057
Aptos, CA 95003

Re:  Traffic Engineering Study to Evaluate the Provision of Access to Three Town Homes
on Raas Drive in Santa Cruz County, California

Dear Keith,

Thank you for requesting Higgins Associates to assist you n providing Traffic Engineering services
for your residential development on Haas Drive, Santa Cruz County, California. The project
includes the provision of 10 town homes of which three will have access from Haas Drive. The
remainder of the homes will have access from Soquel Drive. The project vicinity map and the site
plan are indicated in Exhibit 1 and Exhibit 2 respectively.

Typically driveway vehicles back out of the driveways onto the local street or when entering, wait
for a gap in the traffic stream from the front. The traffic volume on Haas Drive is low. The busiest
peak hour is in the PM (4:00 PM to 5:00 PM) and the count data indicares 45 vehicles, which is one
vehicle every 80 seconds and gaps are sufhicient )

Driveway vehicles backing up would look up and down the street for oncoming street vehicles from
the driveway and decide to either wait or proceed with the maneuver depending if there 1s a vehicle
approaching or not.

Driveway vehicles turning into the driveway would wait for a gap from street vehicles coming from
the front (which is adequate based on the approaching volumes), Street vehicles approaching the

driveway vehicle wanting to turn into the driveway from behind would see the turn signal and
decide to slow down and stop, if required.

The sight distance analysis indicates the minimum sight distance that is required for an approaching
vehicle proceeding on the street to stop if a driveway vehicle enters or exits a driveway.

The site plan indicates that the driveways will be constructed almost horizontal with the curb level,
which is advantageous to, and increases sight distance compared to existing conditions where the
natural slope drops from the curb level.

This letter provides the findings of the adequacy of sight distance at the driveways to the three
homes on Haas Drive per the County of Santa Cruz standards and requirements. Haas Drive 15 a
local street that has an average daily traffic volume of 324 vehicles that was counted on November

29, 2006. The tube count data is included in Appendix A. The road has an aEpprpximately 10-12%
mwironmental Review init
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Keith G.Baxter
December 22,2006
Page 2

grade immediately nerth of Soquel Avenue and the grade decreases to approximately 6-8% at the
driveways. The road then flattens out to the north and then increases again. There are no speed
limit signs posted on Haas Drive in the vicinity of the driveways and a speed limit of 25 miles per
hour was assumed for analysis purposes based on the speeds surveyed. No pasking is allowed on
Haas Drive in the vicinity of the driveways.

The relative steep grade and horizontal curves on Haas Drive typically resultsin lower uphill speeds
and higher downhill speeds. Together with the volume counts, speed data was also collected. The
average travel speed on northbound Haas Drive in the vicinity of the driveways is 20 miles per hour
(mph), and the 85" percentile speed (design speed) is about 25 mph. In the southbound direction
(downhill), the average speed is 25 mph, and the 85"" percentile speed B 32 mph. The results of the
speed survey are summarized in Appendix B.

Currently, sight distance to the south on Haas Drive from the project driveways is approximately
175 to 185 feet. To the north, the sight distance is approximately 400 feet. This analysisis based on
a 13-foot setback from the edge of the travel way. Comer sight distance is measured From a point
3.5 feet above the existing grade at the project driveways at the Jocation of the driver on the minor
street. to a4.25 foot object height in the center of the approaching lane of the major road. To ensure
that the sight distance at the driveways is maintained, it is recommended that existing trees and

shrubs be removed to ensure that adequate sight distance be maintained based on the setback.

Based on American Association of State Highway and Transportation Officials (AASHTO)
standards, which are also used by the County of Santa Cruz, a sight distance of approximately 245
feet to the north and approximately 141 feet to the south, is required with the measured design
speeds (85"" percentile speed). Based upon the available sight distance of 400 feet to the north and
175-185 feet to the south, the project driveways exceed the required standards. The sight distance
calculations are included as Exhibit 3.

In conclusion our analysis indicates that the design speeds (85" percentile) on Haas Drive provides
for adequate sight distance to the north and south from the three driveways on Haas Drive. The
driveways meet the County of Santa Cruz requirements for access onto the local street. If you have
any questions regarding our analysis, please do not hesitate to contact us.

Sincerely yours,
L4
A

Keith B Higgins, CE, TE
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3
3
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3
5
4

5
4
4
5
3
0
4
3
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2
0
5
4
0
2
0
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1
1
1
1
0
[0}
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0
0

R
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0.0% 1000%
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1300-8B First Street
Gilroy, California 95020

Page 1

Site Code
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Haur Totals NB Hour Totals Combined Totals
Morning  Afternaon Morning  Afternaon Moming  Aftlernoon Morning  Afternoon
i 3
. 5
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* 3
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0 17 N 4 0 18 0 35
: 5
- 10
b 1
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1
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5
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Q
0
0
o]
0
0
0
U
0
0
0
0
1
Q
¢
0
G
4]
o]
4]
1
Q
0
1
1
2
8
3
]
2
6
3
B
4
i
1
7
4
5
6
4
2
6
3
5
5

89
P a%

Higgins Associales
1300-B Firs! Street

Gitroy, Califorma 95020

Hour Totals

Marning

14

17

Afterngon_ Morning

! 1

0]

0

14 1
0

0

0

12 0
0

0

0

14 0
0

o

1

11 0
0

1 g

0

19 0
(0]

0

1

11 0
(0]

1

0

0 2
2

0

2

0 0
3

1

3

1] 3
1

4

4

0 2
7

7

2

0 1
2

4

2

ol 5
' 62

40 0%

-211-

“NB
Afternoon

3]
4
1
5
3
6
2
3
5
2
4
0
4
5
3
2
4
5
9
8
3
7
2
0
(0]
0
0
0
[0}
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
(6]
0
0l
93
60 0%

Page 2

Site Code
HAAS VOLUME

~ “Hour Totaks " Combined Totals
Mossing _Afternoon  Moring  Afternaon

2 16 3 30
0 14 0 26

!

\l
0 i1 | 0 25
1 14 2 st
0 26 0 45
1 12 2 23
3 0 7 a
4 0 18 Q
10 (0] 2 0
11 (o] 24 0
17 0 34 0
13 .. 0O X 0

151 174
46 B 535%




Page 3
Higgins Associates
1300 B First Street Site Code
Gitroy, California 95020 HAAS VOLUME

) ' Hour Totals Combined Tolals
58 Hour Tooe Ne L moon  Matming  Altemnoon
Son 300w @ Mofning SBAﬂernoon Morning  Afternoan Morning -~ Ahernaonr‘y Mosmimg ~Afternoon MO
Time Thu M . et

1204
12 15
12 30
1245
0L 00
0715
0L 30
01:45
02:00
02:1%
02:30
02:45
03:00
03715
0330
03:45
04:00
04:15
04:30
04:45
05.00
05:15
05:30
0545

0
0 0
o 0
0 0
o 0
o 0}
0 0
; 0
0 o
0
0
0
0}

0
0
0
0
o
0
0
0
0
0
¢
: 0
06:00 o
0
0
0
0}
g
0}
0
0
0
0
0
0
0
0
0
0
0
o
0
1
1
)

|

0615
06:30
06:45
07:00
07.15
07.30
07:45
08:0¢
08:15
08:30
DB:45
09:00
0915
09:30
09:45
10700
10015
10:30
10:45
11:00
11:15
11:30

a
0
0
(o}
0
0
o 0
p o
0 0
; 0
o 0
0 0
0 0
. a
o 0
0
0 0 D 2
o 0
6 0
: 0
? 0
l 0
0 0
; (o
5 0
B 0
c 0]
g 0j
0 ¢
0 Q
; (
g |t
q
g

i 2 q

=]
in
[}

scoooo0o0ooTeT
o
[=)
o
[}

oo oD OUY

o
3
>
(o]
W
¢
=Y
(@]
\l
<

100 0%
9
Percent 66 7% 333%

’ E.mﬁronmenta% Reyiew Init Stud
‘ ATTACHMENT @ ﬁ.ﬂz Zé

APPLICATION . 0B=D6 S

-212-




Start

% 00
1215
1230
12 45

0100
01.15

01'30
01:45
02.00
02:15
02:30
0245
0300
03.15
03.30
03.45
04.00
Q415
04 30
04 45
0500
J5:15
05.30
0545
06:00
0615
06:30
0645
07.00
Q07:15
07:30
07:45
08 00
0815
08:30
08:45
09:00
09: 15
09230
09:45

10:00
10:1%
10:30
10-45
11:00
1115
14:30

13:45
Taotal

Percent

Grand
Total
Percent

ADT

01-Dec-0 58

Fn

Morning  Aflernoon

IDDOODOOODOOOODDODO

OOOOOOOOOOOOOOOOOOOOOO

0

00% 4

91
31.2%

Not Calculated

Higgins Assaciates
1300-B First Street
Gilrgy California 95020

Hour Totals

Morning

.

NB

Afternoon  Morning

-213-

0
g
0
0
0
0
0
a
g
0
0
0
0
g
0
0
0
Q
0
0
a
0
0
0
G
0
0
0
0
0
(0]
0
0
0
0
0
Q
0
0
0

65
208%

~ O

Afiernoon;

Hour Totals

Momung  Afierncon |

0 a
0 0
0 G
0 0
0 0
0 0
4 0
0 4]
0 d
0

Page 4

Site Code.
HAAS VOLUME

Combined Totals

Morning  Afternoon
o 0

0 0

0 0

0 o

0 0

0 0

0 0

aQ [0}

0 0

0 4]

0 a
0.0% 00%
156 449
25.8% 74 2%




APPENDIX B

 Environmental Beview Inital S d
ATTACHMENT _Z
APPLICATION —Qé 5/

-214




)T

ew in

e

7

ENT_/ZO,

=z
[rig
{r
®
=
-
O
£
=
g
g
il

=
X
S
Z

ICATION

3 [ 4 & g
0021 007 ooel Q0 0o'gl

0

AFPL
e
o
%
oo

%Z 1§ | %0LL

o
3

0 %00 %00 | %rY

9t L
St £
ED 9
e g
4 g
£k b
LE Sl
6¢ gt
St !
Zt it
Li +E

oo ooDanoood

¢
G
8
0
4
£
4
£
4
[4
v
X

-y & X =
NM-YeNOTOO000O

OFNODFFDNF"—O

[4 Wd ¢t

OOOGOOOOOOOOEOB&E:
OO OoOO0OOO000OQ0OR
COoOCOoOQoOOOO0O00R

IOOOOOOOODOOO}O$
COQOOCOC 00000

f
.
.
.
.
.
[=]
o
-
-

.
.
B

........---DoDDDODDOODO!O
i
0~-!"-"'*ﬂvmhvﬂr\ﬂﬂODO‘:"g

. . , 0040
% e SOUBTILE

gy BuI]
e . %€ T4 Si b kel

punogyineg

0ZQS6 £ 108D ACID
19a$ 8.3 8-008
sar20ssy subbiy

-215-




ronmental Review nital Stud

m z
e
m = ts
ud N..w {J
§i b € & G e on
, ) ] _ , [ ¥83d
06'e4 00ss ooel 00'91 co.wH {0074 N
61 g 8 g TRy oA
50:20 000 00'80 00l 0080 0060 ”ﬂw d
, %00 %00 %00 %0 %00 w0C.  %0C % RS9 %hELY RETE WL %8S 1UB3:3d
DLt 6. .8 I L. .0 =0 8. Y S LN ) S ) S 212
. ) 0 o 0 0 0 0 0 0 o} 0 0 0 ) 0 o 00'€e
. . 0 0 0 g 0 0 0 0 0 0 0 0 o ) 0 0022
. . 0 el 0 o 0 0 0 4 0 o o 0 0 0 0 00’12
. . 0 0 o ] 0 0 0 o 0 0 0 0 - 0 ¢ o 00:g2 ,
. . 0 0 0 0 0 0 0 0 C 0 0 0 0 0 0 006l D
. . 0 0 g 0 0 0 0 0 ) 0 0 0 0 0 0 oc8l —
a7 rd 1L 0 0 o 0 ] ¢ G 0 o | £ o g ¥ o0l ™~
iy 0 Bl 0 0 G 0 0 0 0 0 { 4 8 g } z 00'94 !
zt e L ] 0 D 0 0 0 0 0 Iy g g ! 0 ! 0051
ot B2 i s 0 0 0 0 0 ¢ o 0 L ] z z ] 00wl
s¢ e Al 0 o} 0 0 o} 0 0 0 3 L § z z L QOIEL
\E 0g vl 0 o o 0 0 0 0 0 0 z ] z £ 0 Wd ZL
£ Le i 0 0 0 v 0 0 e 0 } £ 9 g 0 L aqikt
9g g Lt 0 0 0 g 0 o o 0 z g 8 z z 0 00:04
v £e €4 0 0 ) 0 0 0 0 0 0 g € ¥ b) L D050
5¢ 52 &4 G c 0 0 0 0 G o ! L 8 9 £ 0 0080
z€ Lg vl 0 0 0 0 0 0 0 c 0 g ] ¥ ol 0 o020
€ LE b 0 0 o} o 0 o 0 ol 0 z { ! 0 0 0080
9T 9¢ L 0 0 0 o 0 0 0 G ! 0 0 0 0 0 00'60
. . 0 ol ) 0 D 0 0 G 0 0 0 0 0 0 ] 00w0
9¢ a¢ | 0 0 0 0 0 0 0 0 L 0 0 G 0 0 00'E0
. . 0 0 0 0 c 0 9 0 0 0 o o o 0 0 00:20
. . 0 0 0 0 0 0 0 0 0 0 0 0 0 o 0 Q0:+0
e LE [ C. Q 0. 0 o > A o ... 9 Lo Q. . L TR - o {14 113
BBy U3DIBg | IBIOL  B68 ] 0s 59 09 5% 08 Sy Oy §¢ 0t 74 51 auln |
WISE Wigs g Ll 99 15 95 1S gr. Ly 8g e o 1z L . veig
.oc:onr:ﬂ.um
g+ peeds seey
Bp07) ANG DZ056 ElulopRD "AOIID
192,15 sl 8-00E
z abeq sgjgmossy swbbiy




OO0 COoOODOOOONOOOOOO v« OO0O0 M

Environmental Review Inital St

bz
<Z N
L=
Sk
<
G
=y -

r W m.:l.

0081

z

0oty

%0 0 wit  wow w00 %00 %00 %00 %00 %0 %00
e 00 . %00, :

COO000COD00C000D0000DOA0 00000

)

i
: !
{
1

3

i
|
i
H

COCODOOTUDOUO0o000OC00OCO:E
MO OOoCOoOCoCODO0O0OODODOCO 00000,

CDOODO0OOOOCOOOCOCO OG0

™
o)
I
A

104

fW‘UDODGODOQGOGODOOODOOOODQiO

<
VOO COoONOoO0DLLOCU OO0 O0OCCOO0O

0
0
g
0
0
0
0
0
0
0
0
¢
0
Q
a
0
a
0
G
0
0
Q
Q
.8
S
I

5
[4

PN OOOO0O0GOO0D00 0000000000
wr

uy

i

) W0
WOOCODOoOO0OO00O000QOOCQCOOCOCO0O0
HlnOOOOOOOOOOC}QOODODODOODDO

=

0Z0G6 SiUIOED ADIID
182115 18414 8-00E
s21e13055Y suifbiy

COoONOoCDOoO0DoCOONOOUOONCOO0OG0o

— 0

0010
.00l L

EXiTiS
=g

PUNAgUINOg

OO0 0CQOCOAMNOCOCOCOO— 000000
L
<
-
—

—

-217-




U e\ @ iv e ©

C LI yl S8

g +pIdy Se=y
PoDAN g

r abeyd

TR
z5 G4

%00 w00 %00

HdW 52
%09

0

%049
644

HdW 0€-1¢

HdW 9t
Hdw ¢t
HdIN LE
HdW 2}

. (efiraany)paedg uBaw

CHJIN GS < $8|2yeA Jo uediad
I HEN GG < S8{DIUBA JC 1BQUINN
DBl Ui WEDIag

T BB W IBQUNN

! paeds 828 HGW 0L

| BuBdIad YIGE
Buaniad Uiss
- BUaRd WIOS
L BuaEag UIS,

%59t Tr0Z  %IB %8l

L ra 6¢ L€

T us

ol ¢ %00, luso

. L %00
e o o 0 0

. . . B . . il . .

. . . . . " . . .

. » 3 . « - . . .

.
.
+

caocoooooQn”

P

CcooooOooOOE:"

mMoDoooooooOo:”
cooooDDOoOO!

i
wyl
o
i
i
.
3
]
‘

T lek=R=N=NeNN=R=Relea

¢ o

H
1
i

Ywolooo OO OO0

—OOCOQOOoOOoDOO"
f-—goooooooooo-
wooooOooOoCOoOO *
- W

gfooooooooec- ..

= )
Ateiiv]

lejpes]
g
[¥e)
5]
L]

i
)
i
i

02066 Biuso)ED ‘AONID
1@sns 184 8001
s81212058y SUIBbiH

%
vooocoooOoOToOO T
oY

[ @ 3 o R

~Nno QOO ao00

74

)
Sie)

Biew Inital

W o ALY,

T

smental B

iro

HON

.a
-+
f

2oL
Puesd
oA
3edd

HMENT

Env
ATTAC
APPUICA

13

-

OO0 0O0DOQO"

T RO Ooa:"

ac: 1o
90/1,0/T)

au |
velg

“punoqiines




B £ 19,

V2
¥
ez

Ve
. . . yeag
ooar ‘ nohr. ooaj Wd
1947
jeed
_ . . O S LA
. %00 W0 W e %0 ¢ %00 %l Yol % Ta P Juguad
09 . 0 0. Q. Q. ¢ _ 0 D 0 £g i
12 0 ) 0 o 0 0 b 0 ! 9]
12 0 0 0 0 0 0 0 0 L L
9z o Q 0 0 o 0 0 0 L z
57 €L 0 0 0 0 ol 0 0 0 Z g Z
5z €l 0 ] b o} 0 0 ) o Z 9 g ‘
52 12 o 0 0 C 0 0 b} ol 4 il g o
£z Lt 0 0 0 ol 0 0 0 0 0 6 9 mu
9z rl 0 0 0 Q 0 o 0 0 £ Y] 7 _
(4 i 0 0 0 0 o 0 0 0 £ B v
ve (24 4] o} 0 g o} 0 0 0 L ¥ 9
»2 gl 0 0 0 0 0 0 o} 0 z g g
%4 51 o ] 0 0 0 0 0 0 { ‘ v
} . . . . . . . . . . . . 000
o . . . . . . . . e 9018211}
leioy 866 7] 3 o] 9] g o oy 5t ] 02 gL BwI]
9f ¥4 =] 19 % 1 *] ag I 9 gL ! o HEg

punogyHoN

DZOSE BIMICHED 'AOND
19845 15414 8-0CE}
sajeinossy sulBEIH




=4 & [ Qi 2
00:91 0061 oogs ohigt
Ll L L g £
2004 i 0000 Q060 Q004 00 8u
%0 %A %00 %00 W00 %00 %00 T %00 %I . %30 C%Syy HYVE %89}
ERE 0 0 0 0 2 c 0 g e .69 ey st
. . D 0 0 0 . 0] 0 G 0 o} ] 0 0 0 ¢! 00:€¢
. . 0 0 0 o] G o) o] 0 0 0 o} o] o] 0 00z
. . 0 0 0 0 1] 0 0 0 0 d g 0 0 0 00 g
. . o] Q 0 o o] 0 o] 0 9] 0 0 9] 0 0 00.02
. . o] 0 4] 0 0 0 Q 4} 0 0 0 0 0 0 ga'gt o
. . o] 9} 0 Q o] g 0 0 a 0 0 o] a n po'gl (aV]
(24 4 Z\i 0 o] 0 0 g ¢ 0 0 o] 1] [ 4 S Q021 N
14 4 k4 0 o] 4] 0 o Q 0 0 0 b L 9 | 0091 !
Ge |74 vl 0 0 0 0 0 0 0 0 4 o} " s 4 Q051
T4 14 L 0 0 V] 0 0 0 o] 4 o] } g £ 2 00're
T4 24 pi ¢ 0 0 Q 0 ¢} 0 0 0 ! g L t Q0T
24 £2 TS 0 0 8] o] 0 0 0 0 0 4 € al 1 g ZL
92 ge Tl 0 a 0 g 0 0 0 0 o) 4 9 i L 00
14 X4 Ly O 0 0 0 0 8 0 ¢ 0 § L 1 3 000t
|74 £g L 0 o] 0 0 0 9] a 0 0 Q L ! £ 00:80
£z Ze o 0 0 0 0 1] 0 Q 0 0 i £ g 8 0080
(€4 £z v 0 0 0 o] 4] o] 0 0 c g 4 0 ¢] 0020
\Z 4 £ Q 0 4] 0o 0 0 o} 0 3 Q i I s 00:90
\e ¥4 " ¢ ¢ 0 ¢ Q 0 0 0 0 0 L 0 0 00:60
. - 0 0 o] 0 o 0 o] o] 0 0 0 0 0 0 0G:v0
g1 =21 1 0 Q 0 o] Q ¢ 0 0 0 Q 0 I 0 0020
. . 4] Q 0 0] 0 0 0 0 0 0 4] Q o 0 0020
. . a a 4 & 0 Q 0 0 0 a o 0 0 0 001G
v 4 ¢ 0 ¢ 0 o0 Q 0 L L 0 0. 0. ..80mTe
i 10 g 566 $u o 59 09 cg s Sy gt 0% 52 0z St £l
Yk 9. 1L 99 19 8 18 ay LF 33 9z 14 o1 ! v JHEIS
pUNOgQUUCN

DZOSE sruoED "Aoiin
133,15 1544 §-00€1
581210085y subbiy




i
i

OO0 ODACOMAOOOa0RO 0D OO

' oA
LECE
S
P ion
00y ed
Wy

Go Rgte T uesied

0T T e e
VAR Y4
00¢e
0g:ie
000z
0061
008
D04
00'94
oosl
504
[el0d )
Wd 21
oLl
004Gt
0060
00:80
0000
00:90
[alaR=
50°v0
00:€0
00:26
0010

| 90i0EN}

w_.t_,r
uElg

PLNOQULION

-

<
Q
=
b

R0 RGO %
g

B0 %00 w00 % %00 %0 % %00

W00,
o 0 0 B

=]

i

i

i
i
i
i
i
i
i
i
!
|
!
!
i
i
i
i
%
i
i
i
|

-221-

i
.‘DOC)OOC)OODOOHDOOODOOOOOOO
'

COoO0DOO0COoO00TCOoOOoLOoOOOo a0

QOO0 C000VO0RLARCDOOoDO0 000
~ .
g;cwcoc)ooooooooooooooocoomo

~ o~
w
[{e]
w0
©r

oL Bee

m

)

OO0 O0CO000OUORCOO0O Q0O
N OO0ODOOOODOOCOCOoOOD0000CO 00 COGO
COMO0O00CC00CaoOOCOoUDROOOOa oo
agoocooooooooooooocooooooo

L9
OO0 OONOOQDOUOLACIOCCTTOIR0

MO0 O000CEOADO00D00D000D0T0a
OO0 O00CO0AUDROCDOOOoOCa000
i— N

g
oo
g o
¥ n
OO0 OCO0O0000
papadt
= uD
w2

0Z0S6 eluwicHe] Aolg
{9841 15213 8-00¢8!
so210035y sUBhIH



esed
wgg

Wedied

wss .

¢+ paadg seey
Bpoed 8Is

g sbeg

g8

FOoOoO0O000QC”

LE

'ODDOODGOOD'

m
o
o

%00

o
~

F@.ODOOODOOOC}'

%00

a

»

KDO'ODOOOODOGO'

o e

%00

noocooooCoDRo”

%00

Y

—
his]

%00 %00 %00 . %00 A
G o] 0 a] 0
%00 %O0 %00 %00 %00
m Q 0 0 0
g 0] 0 0 o)
o} 0 0 Q [}
D 0 0 o] 0
o] 0 0 0 Q
¢} Q 4] Q 0
8] 0 0 0 Q0
4} o] Q 0 0
o] o o] v v}
0 . 8. o 0.0
09 G5 QG Sy (1}
95 15 gy Ve a¢

07066 ewioieD ASHO
19845 18414 9-00€
sajep0ssy SuBbiH

—FHOOoCODo0O0OO"

Hd O
%00

0

%0'8L
gre

HdW §T-91

HdW 82
HdW §Z
HdiN L2

o8
Q

cocoooooCo”

| (afBelany)paadg VESIN
CHOIN 6 < SBIRIYAA IO IuFBd
“HJW §S < SB[AYAA 1O JBAWNN
L aned U juesiad
s @oed Ul JaquInN

: peadg aved Hdi D1

© 3juaniRd YiGe
T giuesiad yiss
: suEIad Y0s

§

it

s

wedisd € C
O

41 96 (93

WY

el

g
-222-

0010
90107
auwn]
pEIS

“pUNGQUUCN

rLﬂlDODODDODOO‘
[
ng:OOQOOOOOOO'
-

-mwopDooOoOoOooee!
[
<
=
=}

-—



Epvirenmental Consulting Services 18488 Prospect Road — Suite 1, Saratoga, CA 95070
Phone: (408) 257-1045 stanshell 8@ oast.nei FAXM: (408) 257-7235

October 16,2006

Mr. Keith Baxter
BK Properties, L.P.
550 Hudson Lane
Aptos, CA 95003

Re: Noise Study Report for the Hidden Oaks Residential Development Project;
6851 Soquel Drive, Santa Cruz County - APN 039-061-03

Dear Mr. Baxter,

J have reviewed the acoustical aspecis Of the design docasnents for the subject project relative to the
Santa Cruz. County and State of California residential noise planning requirements This report presents the
results of the noise study, which includes on-site noise monitoring, projection of fature 1.4, project noise
levels, a description of architectural details relevant to noise protection performance, and general

recommendations for compliance with County planning criteria]1]} and California Title 24 Noise Insulation
Standards {2].

PROJECT DESCRIPTION {3}

The proposed 1.55-acre Hidden Oaks residential development is located on Soquel Drive between Haas
Drive and Vienna Drive, and includes two duplex units (# 3-4 and 5-6), and six single-family residential units
(#1,2,7,8,9, 10). There are primarily residential uses in the area, with Cabrille College west of the site on
Soquel Drive. Uhits #1 through 7 will be accessed through a new street to be created, Oak Leaf Court, while
units #8-10 will be accessed via Haas Drive. At present there are two houses on the site, which will be
demolished. This report evaluates the complete build-out scenario.

SUMMARY OF FINDINGS APPLICATION 0
The primary source of noise at the project site is traffic on Sogquel Drive, a four-lane arterial with a
middle turn lane. Typical vehicle passby noise levels on site are 60-70dBA at 50 feet. Trucks, motorcycles,
and poorly-muffled vehicles produce peak levels 5 to 15 dBA higher on passby. Traffic on Soquel Drive
adjacentto the project site has moderate volumes and speed. Traffic on Haas Drive 1o the west and Vienna

Drive to the east is low volume and low speed, and contributes little to the overall noise level. There are no
other significant noise sources in the project area.

Based upon site noise measurements, anticipated future traffic volumes. and noise modeling, the worst-
case Design Noise Level for project residential units would be 73 dBA. The Design Noise Level is the worst-
case outdoor noise level the project structures with the highest noise exposures must mitigate to provide a
satisfactory interior environment. To meet Santa Cruz County residential noise criteria, described in the

Noise Element of the Santa Cruz County General Plan {1}, the following general design measures mst be
met:

o Title 24-specifies that long-term interior noise levels not exceeding 45 1.4, due to exterior sources
must be provided.

Environmental Consulting Services - * Saraloga
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Hidden Oaks Residential Project Noise Study — Soquel Drive Page 2 of 6

« Party wall assemblies between residential units must have a minimum 50 §TC (Sound
Transmission Class) rating. Standard STC ratings for different types of party wall constructions
are documented in References 6 and 7.

e Fioor/ceiling assemblies between attached units should have a minimum 50 I1C (Impact Insulation
Class) rating, aswell as a 50 STC rating. Thisregulation does not apply tothis project, since there
are no units that share a floor-ceiling assembly with mother unit (party wal connections only).

o Outdoor activity areas associated with residential uses, such as decks and back yards, are
recommended to meet a County Noise Element standard of 60 dBA Ldn.

NOISE MONITORING AND DESIGN NOISE LEVEL ANALYSIS

Field noise measurements on site were made during the late morniag commute period of October 11,
2006, with a CEL-440 precision noise meter and analyzer, calibrated with a B & K Model 4230 Sound Level
Calibrator. The measurement locations were chosen to represent worst-case expeosure of project residential
wnits closest to Soquel Drive:

Location 1 — approximately the location of the back yard or deck ofresidential unit
#2, nearest to Soquel Drive on the south side of the site, about 40 feet from the nearest
lane

Location 2 — approximately 1he location of the hack yard or deck ofresidential unit
#8, about 180 feet fromthe roadway, the ardy residence with an outdoor activity area
directly facing Soquel Drive.

Existing Noise Levels

Noise levels were measured and are reported using percentile noise descriptors. Lgq (the background
noise level exceeded 90 % of the time), L5 (the median noise level exceeded 50% of the time), L.; (the peak
level exceeded 1% of the time), and 1. (the average energy-equivalent noise level). Measured noise levels
are presented in Exhibit 1 below. The L4y, noise levels were computed as the long-term average of Leq using
the typical daily traffic distribution iz the area, with standard weighted penalties for the nighttime hours.

Frvirmnmental Review Initaj StUd‘_y
EXHIBIT 1 ;
EXISTING NOISE LEVELS (dBAﬁT_.‘_‘,AC!— MENT
P%"L??AE ION O

Main Street Village Residential Project Site - Soqiie

Location Lgg Lsp [ Leq Ly Ldn
1. Unit 2 deck/yard, south side of site 55 65 67 76 70
3. Unit 8 deck/yard, middle of site 46 51 52 60 55

Noise levels on the site are typical for locations adjacent to an arterial such as Soquel Drive, which has
relatively high speeds and moderate traffic volumes. The future residential iocafions are somewhat elevated
and look down on Soquel Drive, which raises noise levels somewhat. At locations in the middle and at the
north end of the site noise levels are lower due to increased distance and shielding from intervening
structures.

Future Project Noise Levels

The Design Noise Level is the outdoor noise level anticipated within the next ten years (2016) for the
residential units experiencing the highest noise exposure —the maximum noise level that the building

Environmental Consulting Services . Saratoga
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Location First Floor Second
and Yards Floor
1. Units near Soquel Drive, south end 71 73
3. Units near mid-site and north end 55-58 55-58

The estimated worst-casenoise levels for unitsclosest to and facingthe madway, the archifectural
Design Noise Level, would be 73 dBA for upper floor units. Areas furtber back from the roads, such as ihe

interior areas and units at the north section of the site, would have significantly lower noise levels than those
near the roadway.

This project is adjacent to residential uses to the north, east and west. As in any busy area, some non-
traffic activities could cause sporadic disturbance to the project. However, the proximity to steady arterial
traffic would provide a noise background covering most incidental noise fromadjacent properties.

STATE OF CALIFORNIA and SANTA CRUZ COUNTY RESIDENTIAL NOISE
STANDARDS

County and State noise criteriarequire that new residential housing developments provide an interior
Lay noise level of 45 dBA or less due to exterior noise sources. As described i the previous section, the
worst-case project noise environment for architectural design purposes is 73 dBA. for units next to Soquel
Drive. Therefore, to achieve an interior Ly, of 45 dBA, a minimum noise reduction of at least 28 4B must be
provided by the combined elements of the building shell, particularly those vasits near the freeway. The
transmission loss of architectural building elements is designated by Sound Tramsmission Class (STC) ratings
for wall elements and by Impact Insulation Class (UC) ratings for fleor/ceiling assemblies, both of which are

methods of estimating the inherent ability to attenuatenoise transmission. Residences not near the roadway
would have lower noise exposure levels due to both distance and shielding effects.

Environmental Consulting Services * Environmental Hevie*:v inital St i?,mmga
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Hidden Oaks Residential Project Noise Study — Soquel Drive Page 4 of 6

Standard wood and gypsum exterior wall constructions have STC ratings of approximately 40 dBA or
more. Standard hollow-core doors and openable single pane windows are rated at about 22-28 STC. Typical
dual-layer thermal pane windows are rated at 27-30 dB STC. Except for actual cracks and openingsin a
structure, doors and windows are usuzlly the weakest elements in the design and construction of a good
sound-rated building, and usually reduce the overall protection provided by the more substantial wall
structures.

County Noise Element guidelines for residential areas specify outdoor protected areas of 60 dB.A Ldn.
In high volume traffic environments this often means noise reduction by means ofnoise walls, special
property line or rear yard walls, or individual deck enclosures. In some developments the residential
structures themselves offer some or all of the protection necessary from traffic noise impacts. The three units
nearest to Soquel Drive, #2, 3 and 4, have yards or deck areas that require 10-11 dB noise reduction in order
to meet the 60 dB Ldrr outdoor criteria, which is difficult using normnal height noise walls. A solid E-foot wall
or fence can provide at most 9 dB noise reduction in these key areas. Outdoor yards and decks further back
can be protected with standard 6-foot property line wood fences.

RECOMMENDATIONS

Following are recommendations for meeting the primary criteria for good residential noise insulation
design by the Hidden Oaks residential development:

1. WINDOWS. Windows should have STC rating of at least 28 dB, although a 30 STC rating is
recommended for units near the roadway to provide more protection from peak noise levels from
motorcycles and tracks. High quality double-glazed thermal windows, with two 1/8" lights
separated by a 172" to 3/4" air space, and good weather seals if openable, typically have ratings of
29-30 STC.

2. PARTY WALL ASSEMBLES. For minimizing noise transmitted between attached residential
units, tbe party wall assembly should have several inches of air space, fiberglass insulation and
minima} structural connections, and generally resilient channel (RC) o1f ope side of the party wall,
in order to meet the 50 dBA STC requirement. Acceptable types of party wall assemblies are
described in References 6 and 7.

In addition, any fire stops between units should not provide a strong strectural connection. That is,
they should be of lightweight material, such as sheet metal or fiberglass that cannot conduct tow-
frequency sound and vibration between units.

3. EXTERIOR DOORS. Entrance doors and sliding glass doors, particularly those in residences near
and facing the roadway, should meet an STC rating of at least 28 dB to match the building shell
noise reduction criteria

4. PROTECTED OUTDOOR ACTIVITY AREAS. As shown in Exhibit 2, without-protection noise
levels in outdoor areas near Soquel Drive are going to be in the 70-71 dBA range. As described
previously, the three units nearest to Soquel Drive, #2, 3 and 4, have yards or deck areas that
require 10-1 1dB noise reduction in order to meet the 60 dB Ldn cutdoor criteria, which is difficult
using normal height noise walls. A solid E-foot wall or fence, double layer wood or masonry, is
recommended to provide about 8-9 dB3 noise reduction in these key areas, which would provide an
outdoor noise environment in the 60-62 ¢BA 1.dn range. Outdoor yards and decks further back
should be protected with standard solid 6-foot property line wood fences

5. VENTILATION. Mitigation of outside traffic noise is based upon windows that are closed in
order to provide the required noise protection. Therefore all units, particularly those units nearest
the traffic noise sources producing the primary noise, must have a ventitation system that provides
a habitable interior environment with the windows closed, regardless of outside temperature.

In addition, if air conditioning units are installed, the noise levels produced by the AC Units must

Environmental Consulting Services *  Znvironmettal Beview Inital Study  Saratoga
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Hidden Oaks Residential Project Noise Study — Soquel Drive Page 50f6

not themselves cause a noise problem for any of the residential units associated with the project Or
adjacent residential properties.

6. GENERALDESIGN AND CONSTRUCTION PRACTICES. Good noise design must be
implemented by good field construction practices or the design performanee will not be achieved.
This includes minimizing all penetrations of and connections between party wall and floor/ceiling
assemblies, and acoustical sealant around any necessary penetrations.

If 1 may be of further assistance on this project, please do not hesitate to contact me

Respectfully submitted,

Sténn Shelly

H. Stanion Shelly

Acoustical Consultant
Board Certified Member (1982),
Institute of Noise Control Engineering

Erwlronmenial Beview inital Study
ATTACHMENT //
APPLICATION Q4-DG S/

. . . * . Saratoga
Environmental Consulting Services

-227-



Hidden Oaks Residential Project Noise Study — Soquel Drive Page 6 of 6
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To Matt Johnston, Environmental Coordinator for the county of Santa Cruz, CA
From: Thousand Oaks Neighborhood

Re: comments on the review of the initial study for Application 06-0651, APN
039-062-05.

Sept 15th, 2007

We oppose these aspects of the development of the property at 6851Soquel Dr,
Aptos. CA

1) The three driveways that enter onto and exit from Haas Dr

a) To exit onto Haas Dr is impractical is not needed and not wanted. These
three homes should enter and exit onto Soquel Dr. like the other 7 homes that
are proposed.

b) We as residentsthat live here feel that backing out of the driveways in these
tocations is unsafe. We fee! that the traffic study that was conducted by Higgins
Associates was inadequate and didn't completely reflect the conditions that exist
See the following items i - vii:

i} Measurements of traffic volume were only done for one day. W e feel this is
inadequate to accurately reflect the volume of traffic.

ii} The additional volume of traffic from the Mar Sereno development directly to
the west on the other side of Haas Dr from the proposed development was not
taken into account. There will be ten additional homes constructed two of which
are currently under construction.

iii)) Additionally, a greater number of students from Cabrillo College are parking
their vehicles on Mar Sereno compared with last year. This generates an
additional amount of traffic from those looking for parking.

iv) Residents also feel that there is much more morning traffic than there is
evening traffic which is opposite of what the Higgins Associates report states.
This is significant in that attempting to back out of one of the driveways onto
Haasto go to work during such a busy time will be more difficult than the report
concludes. Backing out into traffic that is traveling faster inthe southbound
direction is more dangerous since the 85th percentile speeds were significantly
higherthan the 85th percentile speeds for the northboundtraffic. Also, if people
backing out of their driveways onto Haas Dr are late for work, they may take a
greater risk in attempting to get onto Haas Dr. during this time when there are a
lot of vehicles on Haas Dr.

v) There was no mention in the report by Higgins Associates about the vehicles
from the northern most home as being required to back into the intersection of
Mar Sereno and Haas Dr. This puts an additional burden on the drivers already
backing out across 2 lanes of traffic to watch for traffic at this intersection.

vi) There was no mention inthe Higgins Associates report about how many
location(s) on the proposed development were used for distance measurements
and where those location(s) were. The three proposed homesthat access Haas

Environmental Rewewlnﬁa‘
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Dr have a difference in driveway height where the driveways intersect Haas Dr of
at least 4.5 fl from the northern most home to the southern most home according
to the sections for the driveways in the Preliminary Grading and Drainage Plan.
This is significant given that is was stated that the distance measurements were
taken at 3.5 fl in height at the driveway and 4.25 ft in height from the street and
that the elevation gradient on Haas Dr is significant - 10 to 12 % near Soquel Dr
and 6 - 8%at the proposed driveways on Haas Dr. as per the Higgins Associates
report. The viewing distance from the southern most driveway looking to the
southbound traffic could be completely blocked at this elevation difference.

vil) As per the data in the Higgins Associates report the 85th percentile
southbound traffic speed is 32mph which is already exceeding a 25mph speed
limit. As residents of this area know a significant number of drivers exceed the
32mph 85th percentile speed by a significant amount which increases the
chances of an accident occurring. Even the one day's worth of data shown inthe
Higgins Associates reports shows this.

¢} The wait times to get onto Soquel Drive f r 0 Haas Drive in E mornings are
already significant. Often you can notturn lefl onto Soquel Dr the traffic is so
heavy at these times. So you have to turn right and then turn around as you can.
With all the residential housing going in such as the units at Mar Vista Dr. and
Soquel Dr.,the 10 unitsthat are currently being proposed, the 10 new homes at
Mar Sereno, the units just west of Cabrillo, at Atherton Dr and Soquel Dr, and the
additional traffic from Cabrillo College it will be even more difficult to turn onto
Soquel Dr from Haas Dr. We feel that the traffic for the whole area hasn't been
adequately addressed and planned for similar to the highway 1 situation in the
mornings.

2) There is a proposal to remove 33 trees with a diameter greater than 6 inches

a) As per the report from the arborist, James Allen only 9 of those trees to be
removed are for poor health. Removing 25 additional trees With greater than a 6
in diameter due to the construction is significant. The view of the neighbors will
be significantly deteriorated from a forested area to only the trees inthe Riparian
area. We disagree and object to the interoffice memo from Larry Kasparowitz,
urban designer to Randall Adams, project planner concerningthe Design Review
for minor land division at 6851 Soquel Drive, Aptos it is stated that the "'retention
of natural amenities" and "the minimize impact on private views criteria" inthe
code are met. We feel the developer needs to rethink the development so as not
to remove so many trees. This is a rural portion of Aptos that has its own
character. That's why this area is called Thousand Oaks. To remove this many
trees changes the character of the neighborhood.

b) In addition, the damage to the surrounding Coastal Live Oak trees due to the
oak moths has been so significant already. To have that many additional trees

Environmental Review inltal
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removed due to the construction will make it difficult for birds and other wildlife
that depend on trees to survive inthis area.

c¢) Also, the planting plan does not adequately address the removal of the 33
trees with regard to neighbor views or wildlife survival.

d) Inthe report from the arborist, James Allen he recommends a five year plan
to maintain and monitor the health of the remaining trees as well as the new
trees. There is no mention of this being part of the mitigations that are attached
to the Negative Declaration in the review of the initial study by the environmental
coordinator. We feel this recommendation by the arborist should be a
requirement and funds should be set aside by the developer to make sure this
occurs.

3) We feel that this proposed development already will have such a significant
impact on the area and the riparian arroyo that no riparian exceptions should be
granted. A minimum30ft {20ft + 10ft) set back from the top of the bank should
be maintained at all times for all the reasons that a 30ft total setback was
established as well as mitigating any further damages.

4) Inthe discretionary comments section of the report an entry dated 12/11/06
by David W Sims on pages 6 and 7 item E indicated that a state permit must be
obtained for the "Construction A ctivities StormWater General NPDES
Permit from the State Water Resources Control Board". However, Inthe
environmental review initial study, section M, "Non-Local Approvals" the "No" is
checked in answer to the question "Does the project require approval of federal,
state, or regional agencies?"

Envhonmental Review In
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT

701 OCEAN STREET. 4™ FLOOR. SANTA CRUZ, CA 95060
(831454-2580 Fax: (831)154-2131 Top: (831)54-2123

TOM BURNS, PLANNING DIRECTOR

Randy Forcier October 1, 2007
Thousand Oaks Neighbors

Re: Comments on Application 06-0651

Dear Randy,

Thank you for your comments regarding the proposed development of parcel 039-062-05. Below are the

County’s responses.
1. The traffic study is not adequate.

a. The traffic study was reviewed and approved by the County’s Traffic Engineer and
deemed adequate. Under the California Environmental Quality Act (CEQA), in order for
the issues you’ve raised to be considered as substantial enough to discredit the approved
study, they must be expressed as the findings and expert opinions of a gualified traffic
engineer. As they appear to be observations by local residents and critiques of the
methods used in the study, with no expert basis to offer, the County cannot discredit the
findings of an approved study by a qualified engineer.

i. County action: none.

2. 1ssues with the tree removal,

a. Asto the review and design to retain trees to preserve the nature of the site, the applicant
has gone through a process to minimize tree removal. All trees that are removed shall be
replaced with native species. Of the trees to be removed, 9 are non-native, primarily
acacia, 4 are natives in poor health, and 2 are dead. Five trees to be removed will he
relocated to a more suitable location, and all trees that are to be removed will be replaced
with a 24-inch box or 15gallon native tree. The Planning Department feels this is suitable
as mitigation for the trees removed.

i. County action: add mitigation for 5-year monitoring and maintenance of trees.

b. As to the damage by the oak moth, the common opinion in the scientific community 1s
that the damage from this years moth hatch, while excessive, is temporal damage that
should have no lasting effects. The massive numbers of larvae and moths should serve as
a food source for various animal species.

i. County action: none.

c. As to the removal of the trees as it pertains to neighbor views, this is not an impact
covered by CEQA. While the Santa Cruz County General Plan does allow for the
protection of public view sheds, it is not feasible to protect all private view sheds.

i. County action: none. Environmental Review In a?ﬁ”_
1 \'4 P
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d. Asto the effects of tree removal on wildlife, because this parcel is already developed and
in a developed neighborhood, on a main thoroughfare, and measures are in place to
prevent further intrusion into the riparian corridor and to prevent impacts to nesting birds
during construction, potential impacts to wildlife due to tree removal are considered less
than significant.

1. County action: none.

3. Impacts on the riparian conidor.

a. The proposed development will constitute less development and usage within the riparian
conidor than exists currently. Fencing will be installed to limit activities to the
predevelopment disturbed area.

i. County action: none.

4, Non-local approvals.
a. The commenter is correct in noting that the State Water Resources Control Board must
issue a permit on this project.
i. County action: The Initial Study has been updated to reflect this change.
Thank you for the submitted comments. Your comments and this response will be included in the staff

report to the Planning Commission. You will have a chance to speak to this project when it is presented
to the Planning Commission f?r their approval.

Matthew Johnstor}-/

Deputy Environmental Coordinator
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BEFORE THE PLANNING COMMISSION
OF THE COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA

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
ON PROPOSED AMENDMENT TO THE ZONING ORDINANCE

WHEREAS, the Planning Commission has held a public hearing on Application No. 06-0651,
involving property located at 6851 Soquel Drive, Aptos (APN 039-062-06}, and the Planning Commission
has considered the proposed General Plan amendment, rezoning, subdivision, and residential development,
all testimony and evidence received at the public hearing, and the attached staff report.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission recommends that the Board
of Supervisors adopt the attached resolution amending the General Plan by changing property from the "R-
V1. Urban Very Low Density land use designation to the "R-UM™" Urban Medium Density Residential
and "0-U" Urban Low Density land use designation(s);

BE IT FURTHER RESOLVED, that the Planning Commission recommends that the Board of
Supervisors adopt the attached ordinance amending the Zoning Ordinance by changing property from the
"R-1-1AC" Single Family Residential - 1 acre minimum zone district to the *RM-4" Multi-Family
Residential - 4,000 square foot minimum zone district;

BE IT FURTHER RESOLVED, that the Planning Commission makes findings on the proposed
rezoning, subdivision, and residential development as contained in the Report to the Planning Commission.

PASSED AND ADOPTED by the Planning Commission of the County of Santa Cruz, State of
California, this 14th day of November, 2007, by the following vote:

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

RENEE SHEPHERD, Chairperson

ATTEST:
MARK DEMING, Secretary

APPROVED AS TO FORM:

%Ml/m

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

RESOLUTION NO.

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

RESOLUTIONADOPTING A GENERAL PLAN LAND USE DESIGNATION REFERRED
TO AS APPLICATION NO, 06-0651 CONCERNING APN 039-062-06

WHEREAS, the Board of Supervisors for the County of Santa Cruz has held a public
hearing on Application No. 06-0651, involving property located within the Soquel
planning area, and the Planning Commission has considered the proposed General Plan
Land Use Designation Amendment, all testimony and evidence received at the public
hearing, and the attached staff report; and

WHEREAS, the Board of Supervisors finds that the proposed General Plan Land Use
Designation Amendment, as shown on the attached exhibit, is consistent with State Law
and all other portions of the County of Santa Cruz General Plan; and

WHEREAS, the Board of Supervisors has reviewed the Mitigated Negative Declaration
associated with this project and finds that the General Plan Land Use Designation
Amendment has been processed consistent with applicable provisions of the California
Environmental Quality Act and the County of Santa Cruz Environmental Review
Guidelines.

NOW, THEREFORE, BE IT RESOLVED AND ORDERED that the Board of Supervisors
hereby certifies the environmental determination and adopts the General Plan Land Use
Designation Amendment by changing the "Urban Very Low Density Residential"
designationfor an area, as shown the attached map, to "Urban Medium Density
Residential" and "Urban Open Space".

PASSEDAND ADOPTED by the Board of Supervisors of the County of Santa Cruz,

State of California, this day of , 2007 by the following vote:
AYES: SUPERVISORS
NOES: SUPERVISORS

ABSENT: SUPERVISORS
ABSTAIN: SUPERVISORS

Janet Beautz
Chairperson of the Board of Supervisors
ATTEST:
Clerk of the Board
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APPROVED AS TO FORM:

Exhibit: General Plan Amendment Map

DISTRIBUTION: County Counsel
Planning-Randall Adarns
Assessor
County GIS
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General Plan Amendment Map
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ORDINANCE NO.

ORDINANCE AMENDING CHAPTER 13
OF THE SANTA CRUZ COUNTY CODE
CHANGING FROM ONE ZONE DISTRICT TO ANOTHER

The Board of Supervisors of the County of Santa Cruz ordains as follows:

SECTION |

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 and Lacal
Coastal Program Land Use Plan regarding the property located on the northeast comer of the intersection of
Soquel Drive and Haas Drive, at 6851 Soquel Drive, Aptos; finds that the zoning established herein, as shown
on the attached exhibit, is consistent with all elements of the Santa Cruz County General Plan; and finds and
certifies that all environmental regulations specified in the CaliforniaEnvironmental Quality Act, the Stateand
County Environmental Guidelines; and Chapter 16 of the County Code have been complied with by the
preparation and approval of a Mitigated Negative Declaration for the project.

SECTION 11
The Board of Supervisors hereby adopts the recommendations of the Planning Commission for the Zoning

Plan Amendment as described in Section II, and adopts their findings in support thereof without modification
as set forth below:

1. The proposed zone district will allow a density of development and types of uses which are
consistent with 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 character of development in the area where the land is located has changed or is
changing to such a degree that the public interest will be better served by a different zone
district.

SECTION IIN

Chapter 13.10, Zoning Regulations of the Santa Cruz County Code is hereby amended by amending the

County Zoning Plan to change the following properties from the existing zone district to the new zone district
as follows:

Assessor’s Parcel Number Existing Zone District New Zone District

039-062-06 R-1-1AC RM-4

298 EXHIBIT E




SECTION IV

This ordinance shall take effect on the 31* day after the date of final passage.

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

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

Janet Beautz
Chairperson of the Board of Supervisors

ATTEST:
Clerk of the Board

APPROVED AS TO FORM:

v

Asstétant County Counsel

Exhibit: Rezoning Map

DISTRIBUTION: County Counsel
Planning-Randall Adams
Assessor
County GIS
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County of Santa Cruz Planr]ing Commission
Planning Department Meeting Date: 11/14/07
Agenda Item: # 7

Time: After 9:G0 a.m.

Exhibit F
Comments & Correspondence

Application Number 06-0651
Planning Commission Hearing 11/14/07

EXHIBITF .
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Planning Department
701 Ocean Street, Room 400
Santa Cruz, CA 95050

Regarding: Hidden Oaks Project

My wife, kidsand | live in the Vienna Woods community

adjacent to the proposed development.

When the Hospice offices were located on the site, there were .
always cars parked everywhere. We are looking forwardto a -
family community with new homes and a nicely preserved =
wooded area replacing the old commercial use. Thesiteof -
the homesand medium density seemto fit the area very well. - -

| urge you 1o vote “yes” for this project.

Sincerely,

i,

P.J. Kiely
263 Danube Drive

EXHIBITF
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October 25,2007

Planning Commission

Attn: Lani Freeman
Planning Department

701 Ocean Street, Room 400
Santa Cruz, CA 95060

Regarding: Application 06-0651
To Whom It May Concern:

Tam writing to request that you support the proposed development at the
intersection of Hass and Soquel Drive.

I live injust up the hill from the site and have attended one of the
informational meetings that were hosted by Keith Baxter. | understand that
the three additional driveways’ traffic usage levels on Haas have been
studied and found to be satisfactory, yet | still have my concerns as this has
always been a country toad.

Because it is less dense than the last development on Mar Vista, 1think the
10 unit town home development will make a nice transition from the more
densely developed Soquel Drive to lower density residential community of
Thousand Oaks.

The design renderings presented were very attractive and blended nicely
with the heavily wooded site.

| definitely support that there is no wall surrounding it and as it will continue
to be attractive with a combination of new plantings, landscape and the older
trees in the little park on the comer.

SincEregi : i
Ri¢ ik

3355 Haas Drive
Aptos

EXHIBIT F
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Planning Commission

Attn: Lani Freeman
Planning Department

701 Ocean Street, Room 400
Santa Cruz, CA 95060

Regarding: BK Properties Development on Sequel &
Vienna

Dear Planning Commission

Ilive on Vienna Drive north of the proposed
development. lunderstandthat there will be 10 new
town homes of around 2,200 sq. ft. with two ear
garages. lfeel that this will be a nice addition to our
neighborhood.

| have known the builders for many years and can attest
to the quality and care of boththe design and
construction elements they require. It will definitety fit
the site and be something that they will be proud of.
Please support the approval of this project.

Deflees g{n&\

3704 Vienna Drive

EXHIBIT
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Planning Commission

do Planning Department

701 Ocean street. Room 400

Santa Cruz, CA 85080

Regarding Planned Developmenton Soguel and Meas/Vienna Drive
Dear Commission:

| live in Vienna Woods and think the new 10 town home projectwill be great for
our area.

ltwin be priced belaw the big houses and gwe people a chance to live here.

I preserves most ofthe trees that am not already sick end will replace with new
treeS so it will end with the same number that k already there.

1 know Randy and Keith and they build very nice homes

Please approve this development

Thank You,

G

Gary 8ruce
105 Jennifer Court

EXHIBITF

-245-




Planning Commission
Santa Cruz, CA 95060

Regarding Hidden Oaks Application 06-0651

I an writing to support the proposed development on
Soquel between Hass and Vienna.

I live behind Cabrillo College with my wife and
three small children. We have been renting here
for two years. We love the area, but cannot find
homes 1In our price range. These new homes will be
within walking distance to elementary schools, bus
stops, shopping, and restaurants.

We have seen the site and 1t i1s beautiful. Once
the diseased trees have been cleared and the dense
trees thinned, 1t will be a beautiful site.

Our neighborhood needs this type of development.

Sincgrely,

609 Hudson Lane

EXHIBITF
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Planning Commission

Attn: Lani Freeman
Planning Department

701 Ocean Street, Room 400
Santa Cruz, CA 95060

Regarding: BK'Properties Development on Soquei &
Vienna

Dear Planning Commission

| live! on Vienna Drive north cf the proposed
development. lunderstand that there will be 10 new
town homes of around 2,200 sq. ft. with two car
garages. Ifeel that this will be a nice addition to our
neighborhood.

| have known the builders for many years and can attest
to the quality and care of both the design and
construction elements they require, 1t will definitely fit
the site and be something that they will be proud of.
Please support the approval of this project.

o

Dan Laughlin
3704 Vienna Drive
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