Staff Report to the
Planning Commission Application Number: 07-0356

Applicant: Green Valley Corporation Agenda Date:  June 11, 2008
Owner:  Green Valley Corporation Agenda Item #: ‘]
APN: 026-311-33 Time: after 9:00 a.m.

Project Description: Proposal to construct a two story, mixed-use development of
approximately 15,000 sq. ft. Project includes seven commercial spaces and eight residential
units (all units are condominiums), includes 62 parking spaces and associated landscaping.

Location: Brommer St. and 17" Avenue, Santa Cruz
Supervisoral District: First District (District Supervisor: Janet K. Beautz)

Permits Required: Subdivision, Residential Development Permit, Commercial Development
Permit, Preliminary Grading Review and Soil Report Review
Staff Recommendation:

o Certification of the Mitigated Negative Declaration as complying with the requirements
of the California Environmental Quality Act

e Approval of Application 07-0356, based on the attached findings and conditions.
Exhibits
A. Project plans D. Initial Study and Negative

B. Findings Declaration
C. Conditions

Parcel Information

Parcel Size: 41,279 sq. fi.

Existing Land Use - Parcel: vacant

Existing Land Use - Surrounding: Commercial and Residential
Project Access: Brommer St. and 17" Avenue
Planning Area: Live Oak

Land Use Designation: C-N (Neighborhood Commercial)
Zone District: C-1 (Neighborhood Commercial)
Coastal Zone: __ Inside _X _ Outside
Appealable to Calif. Coastal Comm. __ Yes X _ No

County of Santa Cruz Planning Department
701 Ocean Street, 4tk Floor, Santa Cruz CA 95060
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Application #: 07-0356
APN: 026-311-33

Owner: Green Valley Corporation

Environmental Information

Geologic Hazards:
Soils:

Fire Hazard:
Slopes:

Env. Sen. Habitat:
Grading:

Tree Removal:
Scenic:

Drainage:
Archeology:

Services Information

Urban Services Line:
Water Supply:
Sewage Disposal:
Fire District:
Drainage District:

Project Setting
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Not mapped/no physical evidence on site

N/A

Not a mapped constraint

N/A

Not mapped/no physical evidence on site

No grading proposed

Three trees proposed to be removed (see arborists report)
Not a mapped resource

Existing drainage adequate

Not mapped/no physical evidence on site

X Inside __ Outside

City of Santa Cruz Water Department
Santa Cruz County Sanitation District
Central Fire Protection District

Zone 5

The project is situated at the southwest corner of 17" Avenue and Brommer Street in the Live
Oak Area. To the north across Brommer St. is the Live Oak Mobile Home Park. Both Brommer
Street and 17™ Avenue are a mixture of residential, professional offices, commercial and
industrial uses within a block around the intersection.

Project Description

The applicant requests approval to construct a two-story mixed-use building. The lower floor
would be comprised of commercial condominiums, to be owned individually, and would also
include the parking areas, landscaping and other site improvements. There is one residential
condominium unit on the lower floor designed to be accessible for the disabled.

The upper floor would consist of seven residential condominiums with private outdoor space,
with individual stairs accessed from the rear of the building. All of the residential units are
proposed with two bedrooms. The proposed building would front on both 17" Avenue and
Brommer Street, with parking behind the structure to minimize the impact of pavement and
parked vehicles. The proposed building would have variation in wall plane, roofline, and
architectural treatment to create a sense of human scale and pedestrian interest. The second story
is stepped back from the first floor for a majority of the fagade, and there are recessed areas on

the lower floor.

Landscaping has been provided for the parking area.
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Zoning & General Plan Consistency

The subject property is a 41,279 square foot lot, located in the C-1 (Neighborhood Commercial)
zone district, a designation that allows commercial and residential uses. The proposed
commercial use is a principal permitted use within the zone district and the project is consistent
with the site’s (C-N) Neighborhood Commercial General Plan designation.

SITE DIMENSIONS CHART
C-1 Requirements Proposed Project
Minimum 10,000 sq. ft. 41,279 sq. ft.
Parcel Size
Minimum 60 fi. 170° +
Parcel Frontage
Minimum 10 ft. 10°-0” (17" Avenue)
Front Yard
Minimum 10 ft. * (residential across street) 10°-0” (Brommer St.)
Side Yard 0 ft. 5’-0” (trash enc.), 54’ (building)
Minimum 0 ft. 5-0”
Rear Yard
Maximum 3 stories, 2 stories
Building Height not to exceed 35 ft. 29’-11”
Maximum N/A** (25%)
Lot Coverage
Maximum N/A** (37%)
Floor Area Ratio
*13.10.333 Development standards for commercial districts.
(b) Yards, Exceptions.

(5) Across a Street From an “R” or “A” District. The minimum side or rear yard
on a street or alley across from any residential or any agricultural district
shall be ten (10) feet.

** There are no lot coverage or floor area ratio requirements in the C-1 zone.

Subdivision

The project consists of one building with seven commercial spaces and one accessible
residential unit on the ground floor and seven residential units on the second floor. All the units
(commercial and residential) are independent condominiums, with the remaining portion of the
lot being a common area. Sheet P2 of Exhibit A indicates the air-space condominiums, the deck
easements and the common area and utility easement.
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Owner: Green Valley Corporation
Mixed Use Regulations
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A mixed-use structure such as the one proposed is subject to a variety of zoning regulations,
policy interpretations and building code applications. The following table summarizes the

applicable sections:

MIXED USE REGULATIONS
Within Within Within Project
County Interpretation Building Compliance
Code Manual Code
Title 24
In C-1 and C-2, 50% of building 13.10.332 50% of the entire
area can be Residential (67% if building area is shown
project is 100% affordable) as residential.
Residential regulations must 13.10.332 The. number Of
meet Urban High Density re'smfenttal units are
within the Urban High
Density range.
Residential discouraged from 13.10.332(b) Residential and
standing alone commercial are within
the same building.
Parking can be reduced up to 13.10.553 No parking reduction
20% based on the number of is being sought
independent property owners
Residential must provide 13.10.323 All residential units
required amount of private open provide required
space amount of private
open space
Structure may be three stories 13.10.333 Structure is two
and up to 35 feet in height (C-1 Stories.
zoning standards)
In C-1, 50% offices and 50% 13.10.332(b)
residential are allowed
Ar 13.10.332(b) Common use areas
eas for common use
. . have been shared
(stairways, mechanical, . .
between residential
elevators, etc.) count 50-50 .
and commercial area
, calculations.
Openings and fire protection of X The project will be
walls for each use, are based on reviewed at Building
State Building Code. Permit Phase based on
the current State
Building Code.
Commercial must meet all X Project has been
accessibility standards including preliminary reviewed
parking, path of travel, entry by the Building
door, corridors and rest rooms. Official for
accessibility.
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Design Review

The building is a two story, “L” shaped structure with a rounded corner element. The corner unit
does not have a second story over it. Seven commercial units are located on the ground floor. At
the northwest corner of the building is an accessible unit on the ground floor. Locating this unit
on the lower level relieves the applicant from accessibility requirements for the upper floor. The
corner commercial unit is larger than the other spaces and is intended to be used as a retail
establishment (a bakery has been suggested by the applicant).

Commercial projects are reviewed under Chapter 13.11 (Site, Architectural and Landscape
Design Review) of the County Code. The County Urban Designer has reviewed this project. A
primary purpose of the Design Review ordinance, as defined by General Plan Objective 8.1, is to
achieve functional high quality development through design review policies that recognize the
diverse characteristics of the area, maintain design creativity, and preserve and enhance the visual
fabric of the community. Because the proposed project is subject to design review, the applicant
has submitted architectural photomontages showing the existing street with the new building
superimposed in the photo. Architectural and signage plans are included as part of Exhibit “A”,
which also includes the site plan and 1andscape plan.

The proposed building design has been designed to retain the existing small building scale by
breaking down the mass of the building into segments. The building is designed enfronting on
both 17" Avenue and Brommer Street, with parking behind. This minimizes the impact of
pavement and parked vehicles. There is sufficient variation in wall plane, roofline, and
architectural treatment to create a sense of human scale and significant pedestrian interest, which
is consistent with commercial development across the intersection. The second story is stepped
back from the first floor for the majority of the building and there are recessed areas on the lower
floor to provide additional visual interest.

Landscaping and Improvements

Access to the parking areas is from 17" Avenue. Sufficient landscaping is provided in the parking
area to meet requirements of one tree for each five parking spaces. A total of 27 trees are
proposed. 15 of the trees are proposed for the parking area. A condition of approval will require
that 4 trees located in the parking area be 24-inch box size. A walkway between the fence and the
building along the west property line will be required in order to connect the sidewalk on Brommer
Street with the walk at the parking lot.

Frontage improvements on 17" Avenue and Brommer Street (curb, gutter, sidewalk and
landscaping) have been completed by the County Redevelopment Agency. Although pedestrian
improvements exist, engineered improvement plans will be required for the proposed renovation,
to assure that accessibility requirements can be met and that proposed improvements are consistent
with the improvements recently installed by the Redevelopment Agency.

The applicant has designed the parking to include significant landscaping, both trees and shrubs,
and has proposed wood fencing surrounding the parking area to reduce the impact on adjacent
development. The proposed configuration of parking and landscaping would create a visual buffer
and the restriction of parking in the rear of the parcel to residents only would reduce the impact of
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commercial parking on neighboring uses. The parking area has been designed to facilitate an
internal roadway connection to the adjoining neighborhood property to the west.

Signage

A sign program has been submitted by the applicant and is included in Exhibit A. The exhibit
shows the sign for the corner use will be 24” high, attached, raised metal lettering. This lettering
will be lit with wall-mounted uplights located below the sign. Each of the smaller commercial
tenants will be allowed an area centered on and above their awning with 12” high, attached,
raised metal lettering.

In addition to the name of the business a 9” high, attached, raised metal number located near the
street entry door will identify the unit number of the business. A similar unit number sign is
shown at the rear entries to the commercial units, along with a small name sign on the upper part
of the rear entry door. The plans do not show any monument or directory signage that would
identify the entire complex.

Staff supports the program as submitted. The signage is subdued, not internally illuminated and
appropriate and in keeping with the design intent of the center.

Parking

Project plans indicate that 61 parking spaces are required for the proposed uses with no reduction
taken for multiple uses. The proposed site plan provides 62 parking spaces (37 standard, 22
compact and 3 accessible). The plans show the proposed Master Occupancy Program (Sheet A-
A, Exhibit A) for the site would limit new uses to those that have lower parking requirements (as
opposed to restaurants, for example). It should be noted that County Code Section 13.10.553
allows a parking reduction for shared parking (based on the number of uses) of up to 20%.

The residential parking is separate from and reserved (as assigned and enforced through the HOA
and CC&R’s) for use by only the residential units, although additional guest parking (above that
required) will be available after business hours for the commercial uses. The proposed Master
Occupancy Program would limit uses to those with lower parking requirements, such as retail
and office as opposed to restaurants, for example.

Affordable Housing Obligation

The proposed project is subject to the County’s Affordable Housing Requirements pursuant to
County Code Chapter 17.10, which requires that a minimum of 15% of the dwelling units be
affordable. The affordable requirement is based on the proposed total of eight units, or a 1.2 unit
total affordable obligation. Staff is recommending that the affordable unit be designated. The in-
lieu fee is based on the average market price of the market rate units, as established in the
County’s Affordable Housing Guidelines.
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Drainage

Robert L. DeWitt and Associates, Civil Engineers, completed a Drainage Analysis, which was
reviewed and accepted by the Stormwater Management Section of the County of Santa Cruz
Department of Public Works. The parking area is sloped to the entry drive at 17" Avenue. A
catch basin will connect to a detention chamber. Roof drainage will be routed via perimeter
drains to the detention facility.

The runoff from the yard and patio areas is proposed to be routed to the storm drain system in
Brommer Street (which has excess capacity, according to the County’s Storm Drain Master
Plan). The “safe point of release” for this site is the existing storm drain system within 17"
Avenue. According to the County’s Storm Drain Master Plan, this system has excess capacity
and no downstream restrictions are noted in the study. This site does not receive runoff from
adjacent lands.

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 February 29, 2008. A preliminary determination to issue a
Negative Declaration with Mitigations (Exhibit D) was made on March 26, 2008. The
mandatory public comment period expired on April 29, 2008, with no comments received.

The environmental review process focused on the potential impacts of the project in the areas of
Hydrology/Water and Transportation/Traffic. The environmental review process generated two
mitigation measures that will reduce potential impacts from the proposed development and
adequately address these issues.

Conclusion
As proposed and conditioned, the project is consistent with 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

. Certification of the Mitigated Negative Declaration as complying with the requirements
of the California Environmental Quality Act

o APPROVAL of Application Number 07-0356, based on the attached findings and
conditions.
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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:

Planning Dep ent
ef JAth Floor @Tﬂ'}
anta Cruz CA 95060
hone Number: (831) 454-2676
E-mail: pln795@co.santa-cruz.ca.us

Report Reviewed By: M /@Aﬂ urt g
ark Deming

Assistant Director
Santa Cruz County Planning Department
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Subdivision Findings
1. That the proposed subdivision meets all requirements or conditions of the Subdivision

Ordinance and the State Subdivision Map.

The proposed division of land meets all requirements and conditions of the County Subdivision
Ordinance and the State Map Act 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 Specific Plan, if any.

The proposed division of land, its design, and its improvements, are consistent with the General
Plan. The project creates seven commercial lots and eight residential units lots and a common
area.

The project is consistent with the General Plan in that the full range of urban services is available
and will be extended to the new parcel created, including municipal water and sewer service.
The condominium units are on an existing street, and no improvements are needed to provide
satisfactory access to the project, with the exception of a new driveway. The proposed
condominium units are similar to the pattern and density of surrounding development, is near
commercial shopping facilities and recreational opportunities, and will have adequate and safe
vehicular access.

The condominium units, as conditioned, will be consistent with the General Plan regarding infill
development in that the proposed mixed-use development will be consistent with the pattern of
the surrounding development, and the design of the proposed structure is consistent with the
character of the surrounding neighborhood. The land division is not in a hazardous or
environmentally sensitive area and protects natural resources by providing commercial and
residential development in an area designated for this type and density of development.

3. That the proposed subdivision complies with the zoning ordinance provisions as to uses
of land, lot sizes and dimensions and any other applicable regulations.

The proposed division of land complies with the zoning ordinance provisions as to uses of land,
lot sizes and dimensions and other applicable regulations in that the use of the property will be
both commercial and residential in nature, and all setbacks will be consistent with the zoning
standards. The proposed new building will comply with the development standards in the zoning
ordinance.

.g- EXHIBIT B
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4. That the site of the proposed subdivision is physically suitable for the type and density of
development.

The site of the proposed land division is physically suitable for the type and density of
development in that no challenging topography affects the site, the existing property is
commonly shaped to ensure efficiency in further development of the property, and the proposed
parcels offer a traditional arrangement and shape to insure development without the need for
variances or site standard exceptions. No environmental constraints exist which would
necessitate the area remain undeveloped.

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

The design of the proposed division of land and its improvements will not cause environmental
damage nor substantially and avoidably injure fish or wildlife or their habitat. No mapped or
observed sensitive habitats or threatened species impede development of the site as proposed.
An Initial Study resulting in a Mitigated Negative Declaration was prepared, pursuant to the
California Environmental Quality Act and the County Environmental Review Guidelines (see
Exhibit D).

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

The proposed division of land or its improvements will not cause serious public health problems
in that municipal water and sewer are available. These services will be extended to serve the
new building.

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

The design of the proposed division of land and its improvements will not conflict with public
easements for access in that no easements are known to encumber the property. Access to all
areas will be from existing public roads.

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

The design of the proposed division of land provides to the fullest extent possible, the ability to

use passive and natural heating and cooling in that the proposed building is oriented in a manner
that could take advantage of solar opportunities.
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9. The proposed development project is consistent with the design standards and guidelines

(Section 13.11.070 through 13.11.076) and other applicable requirements of this chapter.

The proposed development is consistent with the Design Standards and Guidelines of the County
Code in that all development standards for the zone district will be met. The building is
proposed to be two stories with a design that incorporates detailing found on other buildings in
the area. Siding for the building is proposed to be cement plaster and board and batten. Walls are
proposed to be painted with four colors that harmonize and provide contrast to massing elements.
Roofing material is proposed to be corrugated metal. To assure that the final construction is in
conformance with the information submitted, a condition of approval has been included that
requires all construction to be as presented in Exhibit “A”.

The proposed project has been designed to complement and harmonize with the existing and
proposed land uses in the vicinity. It will be compatible with the physical design aspects, land
use intensities, and dwelling unit densities of the neighborhood.
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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 commercial 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. The proposed
mixed use building will not deprive adjacent properties or the neighborhood of light, air, or open
space, in that the structure meets all current setbacks that ensure access to light, air, and open
space in the neighborhood.

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

This finding can be made, in that the proposed location of the mixed use building and the
conditions under which it would be operated or maintained will be consistent with all pertinent
County ordinances and the purpose of the C-1 (Neighborhood Commercial) zone district in that
the primary use of the property will be one mixed use building that meets all current site
standards for the 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 commercial and residential use is consistent with
the use and density requirements specified for the Neighborhood Commercial (C-N) land use
designation in the County General Plan.

“The proposed mixed use building will not adversely impact the light, solar opportunities, air,
and/or open space available to other structures or properties, and meets all current site and
development standards for the zone district as specified in Policy 8.1.3 (Residential Site and
Development Standards Ordinance), in that the mixed use building will not adversely shade
adjacent properties, and will meet current setbacks for the zone district that ensure access to light,
air, and open space in the neighborhood.

The proposed mixed use building will not be improperly proportioned to the parcel size or the
character of the neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a
Relationship Between Structure and Parcel Sizes), in that the proposed mixed use building will
comply with the site standards for the C-1 zone district (including setbacks, height, and number
of stories) and will result in a structure consistent with a design that could be approved on any
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similarly sized lot with similar zoning in the vicinity.
A specific plan has not been adopted for this portion of the County.

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

This finding can be made, in that the proposed mixed use - retail commercial with residential
above is to be constructed on an existing undeveloped lot. Higgins and Associates anticipate the
expected level of traffic generated by the proposed project to be 16AM and 18 PM peak hour
trips, as determined by a traffic study. Such an 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 proposed structure is located in a mixed neighborhood
containing a variety of architectural styles, and the proposed mixed use building 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 proposed mixed use building will be of an appropriate scale

and type of design that will enhance the aesthetic qualities of the surrounding properties and will
not reduce or visually impact available open space in the surrounding area.
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Conditions of Approval

Minor Land Division Permit No.: 07-0356

Applicant: Green Valley Corporation
Property Owners: Green Valley Corporation

Assessor's Parcel No.: 026-311-33

Property Location and Address: 17" Avenue and Brommer Street, Santa Cruz

Planning Area: Live Oak

Exhibit A:

Architectural plans prepared by Barry Swenson Builder, (seven sheets)
dated January 2008.
Landscape plan prepared by Gregory Lewis, Landscape Architect, dated July 7, 2007.
Tentative map prepared by Dunbar and Craig, dated January 31, 2007.
Civil drawings prepared by Robert L. DeWitt & Associates, Inc., (four sheets)
dated January 11, 2008.

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

L This permit authorizes the construction of a mixed-use building with associated parking
and landscaping, and the division of one parcel into seven commercial lots and eight
residential lots and a common area. Prior to exercising any rights granted by this permit
including, without limitation, any construction or site disturbance, the applicant/owner
shall:

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

1L A Parcel 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 Parcel 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 be done prior to recording the Parcel Map unless such
improvements are allowable on the parcel as a whole (prior to approval of the land
division). The Parcel Map shall meet the following requirements:
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A. The Parcel 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 seven commercial units and eight
residential units.

C. Show the net area of each lot to nearest square foot on the Parcel Map:

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

1. Lots shall be connected for sewer service to Santa Cruz County Sanitation

District. A new sewer maintenance easement shall be shown on the map
and a deed shall be recorded describing this easement. The Santa Cruz
County Sanitation District shall review and approve the easement prior to
recordation of the Final Map.

2. Lots shall be connected for water service to the City of Santa Cruz Water
Department.

E. The Owners Certificate of the Parcel Map shall include an offer of dedication of
the portions of the 17® Avenue and Brommer Street rights-of-way, as shown on
the Tentative Map. The Parcel Map shall clearly show the area to be offered for
dedication.

F. Any changes between the approved Tentative Map, including but not limited to
the attached exhibits for architectural and landscaping plans, must be submitted
for review and approval by the decision-making body. Such proposed changes
will be included in a report 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. '

"III.  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.
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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 service to each parcel.

2. Pay all necessary bonding, deposits, and connection fees.

C. Engineered improvement plans for roadways, stormwater, grading and erosion
control are required for this land division. A subdivision agreement backed by
financial securities is necessary. Improvements shall occur with the issuance of
building permits for the new parcels and shall comply with the following:

1. All improvements shall meet the requirements of the County of Santa Cruz
Design Criteria except as modified in these conditions of approval.

2. The applicant shall submit the following to the Planning Department for
review and approval:

a Plans shall comply with all requirements of the soils report. Plan
review letters shall be submitted from the geotechnical engineer
indicating that the plans have been reviewed and found to be in
compliance with the recommendations of the soils report.

b A preliminary grading plan to the Planning Department for review
and approval.

c In order to prevent erosion, off-site sedimentation, and pollution of
creeks, prior to start of 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, construction entry
stabilization and details of temporary drainage control.

3. Engineered drainage plans shall be reviewed and approved by the
Department of Public Works. The following will be required:

a. All necessary legal easement(s) will be required to be in existence
across all neighboring parcels over which the constructed
improvements will be built. The Improvement plans are to show
these offsite improvements in sufficient detail that there is a clear
record, and that they may be constructed.

b. A formal agreement for maintenance of these offsite drainage
improvements must be created and recorded. The responsible
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improvements must be created and recorded. The responsible
parties for performance of such maintenance and associated costs
is to be resolved between the affected landowners in the manner
they deem fit.

C. Note on the plans the provision for permanent bold markings at
each inlet that read: "NO DUMPING - DRAINS TO BAY™".

d. A recorded maintenance agreement may be required for certain
stormwater facilities.

€. A drainage impact fee will be assessed on the net increase in
impervious area. The fees are currently $0.90 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.

f. To be entitled for credits for pre-existing impervious areas, please
submit documentation of permitted structures to establish
eligibility. Documentation such as assessor's records, survey
records, or other official records that will help establish and
determine the dates they were built, the structure footprint, or to
confirm if a building permit was previously issued is accepted.

g. To prevent project drainage discharges from carrying silt, grease,
and other contaminants, the applicant shall install silt and grease
traps according to the approved plans. The traps shall be
maintained by the applicant/owner according to the following
monitoring and maintenance schedule:

1. The traps shall be inspected to determine if they need
cleaning or repair prior to October 15 each year, at a
minimum interval of once per year.

il. 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.

4. All new utilities shall be constructed underground. All facility relocations,
upgrades or installations required for utilities service to the project shall be
noted on the improvement plans. All preliminary engineering for such
utility improvements is the responsibility of the developer.
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D. Engineered improvement plans for all water line extensions required by the City of

Santa Cruz Water Department shall be submitted for the review and approval of the
water agency.

E. A Homeowners Association, or Common Interest Development association, shall
be formed for maintenance of all areas under common use including sidewalks,
driveways, landscaping, drainage structures, water lines, sewer laterals, fences, silt
and grease traps, power washing of any area with pavers and buildings. CC&R’s
shall be furnished to the Planning Department prior to the recordation of the final
map and shall include the following, which are permit conditions:

1. The Homeowners Association shall permanently maintain the area with
pavers and all drainage structures, including silt and grease trap.

2. Water Quality: Annual inspection of the silt and grease trap and power
washing of any area with pavers 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.

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

G. Child Care and Park Dedication in-lieu fees shall be paid for sixteen (16)
bedrooms. Currently this fee is $109 and $750 per bedroom respectively, but is
subject to change.

H. The project will be subject to the Live Oak Transportation Improvement Area
(TIA) fees at a rate of $472 per trip end ( $236 for roadside improvement fees +
$236 for transportation improvement fees) generated by the proposed use. The
proposed mixed-use development (residential and commercial) will generate 198
trip ends based on the traffic study report (submitted by the applicant and prepared
by Higgins Associates). The total TIA fee is calculated to be $93,456 (198 trip
ends x $472 per trip end), and is to be split evenly between transportation
improvement fees ($46,728) and roadside improvement fees ($46,728).

I Child Care Devélopment fees for 7,440 sq. ft. of the commercial condominiums
shall be paid. Currently this fee is $ .12 per sq. ft. (for commercial shell
buildings), but is subject to change.

J. An application for a fee credit for any off site improvement installed may be
applied for with the DPW.

K. Submit one reproducible copy of the Parcel Map to the County Surveyor for
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distribution and assignment of temporary Assessor's parcel numbers and situs
address.

All subdivision and building permit improvements shall be constructed in accordance
with the approved improvement plans. The construction of subdivision improvements
shall also meet the following conditions:

A. Prior to any disturbance, the owner/applicant shall organize a pre-construction
meeting on the site. The applicant, grading contractor, Department of Public
Works inspector and Environmental Planning staff shall participate. During the
meeting the applicant shall identify the site(s) to receive the export fill and present
valid grading permit(s) for those sites, if any site will receive greater than 100
cubic yards or where fill will be spread greater than two feet thick or on a slope
greater than 20% gradient, if applicable.

B. 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 be coordinated with any planned County-sponsored
construction on that road.

C. No land clearing, grading or excavating shall take place between October 15 and
April 15 unless the Planning Director approves a separate winter erosion-control
plan.

D. 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 other work specifically required by another of
these conditions).

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

F. Construction of improvements shall comply with the requirements of the
geotechnical report prepared by Pacific Crest Engineering, dated January 24,
2008.

G. The geotechnical engineer shall inspect the completed project and certify in
writing that the improvements have been constructed in conformance with the
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geotechnical report.

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

1. Limit all construction to the time between 7:00 am and 6:00 pm weekdays
unless a temporary exception to this time restriction is approved in
advance by County Planning to address and emergency situation.

2. The owner/developer shall designate a disturbance coordinator to respond
to citizen complaints and inquiries from area residents during construction.
A 24-hour contact number shall be conspicuously posted on the job site,
on a sign that shall be a minimum of two feet high and four feet wide.
This shall be separate from any other signs on the site, and shall include
the language “for construction noise and dust problems call the 24 hour
contact number”. The name, phone number, and nature of the disturbance
shall be recorded b the disturbance coordinator. The disturbance
coordinator shall investigate complaints and take remedial action, if
necessary, within 24 hours of receipt of the complaint or inquiry.
Unresolved complaints received by County staff from area residents may
result in the inclusion of additional Operational Conditions.

3. Each day it does not rain, wet all exposed soil frequently enough to
prevent significant amounts of dust from leaving the site. Street sweeping
on adjacent on nearby streets maybe be required to control the export of
excess dust and dirt.

4. Saw cuts within the traveled roadway, which cause temporary depressions
in the surfacing prior to repair, shall be leveled with temporary measures
and signage shall be posted noting such.

5. The entire site shall be fenced during construction.

All required subdivision improvements shall be installed and inspected prior to
final inspection clearance for any new structure on the subdivision lots.

The project engineer who prepares the grading plans must certify that the grading
was completed in conformance with the approved tentative map and/or the
engineered improvement plans.

All construction equipment, supplies and worker vehicles shall be parked on site
and not in the public street.
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V.  Prior to the issuance of building pefmits for the development, the following conditions or
requirements shall be met:

A.

A final Landscape Plan for the entire site specifying the species, their size, and
irrigation plans. The following specific landscape requirements apply:

1. Meet the criteria of the City of Santa Cruz Water Department.

2. Street trees shall be installed according to provisions of the County Design
Criteria.

3. Tree protection fencing and arborists recommendations for tree protection

' shall be shown.

4. A walkway between the fence and the building along the west property

line shall connect the sidewalk on Brommer Street with the walk at the
parking lot. Vines shall be planted adjacent to the perimeter fencing, in
close enough proximity to each other in order to screen the fence in five
years

5. The landscape plan shall show a minimum of 4 trees located on the south
side of the parking area be 24-inch box size. ‘

6. 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 irrigation system.

7. Irrigation systems shall be designed to avoid runoff, overspray, low head
drainage, or other similar conditions where water flows onto adjacent
property, non-irrigated areas, walks, roadways or structures.

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.

New utility and service lines shall be installed underground, unless inappropriate.

Pad-mounted transformers (as part of the underground electrical service
distribution system) shall not be located in the front setback or area visible from
public view, unless they are completely screened by walls and/or thick
landscaping, and shall not obstruct views of traffic from tenant spaces or
driveways, or views to monument signs. Underground vaults may be located in
the front setback area for aesthetic purposes.
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Commercial, industrial, institutional and multi- family residential uses
shall include areas for recycling storage and collection adequate in
capacity, number and distribution to serve the development where the
project occurs.

Access into the storage area shall be provided with adequate vertical and
horizontal clearances for collection vehicles as specified by the County of
Santa Cruz.

Recycling Design Criteria Provisions shall be made to protect the
recyclable materials from weather by covering the storage area or by the
use of covered receptacles.

Recycling storage areas should be adjacent to or within the same
enclosures as the garbage area or at least as convenient as the location for
garbage storage.

Maximum distance for the storage area to be no greater than 250 feet from
each living unit in a multifamily residential development.

An exterior sign with the international recycling logo shall be required,
including the name and phone number of the responsible person and an
interior sign for the types of materials to be recycled as specified by the
County of Santa Cruz Recycling Design Criteria.

The property owner is responsible for arranging with the collector/broker for
regular pick up of material. Recyclable materials shall not be allowed to
accumulate in such a manner that visual or public health nuisance is created.

Security shall be provided to prevent theft of recyclable materials by
unauthorized persons, however; the enclosure shall also be accessible for
deposit of materials by authorized persons.

Rooftop Equipment:

1.

All rooftop mechanical and electrical equipment shall be designed to be an

 integral part of the building design, and shall be screened.

Utility equipment such as electrical and gas meters, electrical panels,
and junction boxes shall not be located on exterior wall elevations
facing streets unless screened from streets and building entries using
architectural screens, walls, fences, and/or plant material.

Lighting:

1.

All site, building, security and landscape lighting shall be directed onto the

_9o- EXHIBIT C




Application #: = 07-0356
APN: 026-311-33
Owner: Green Valley Corporation

site and away from adjacent properties. Light sources shall not be visible
form adjacent properties. Landscaping, structure, fixture design or other
physical means can shield light sources. Building and security lighting
shall be integrated into the building design.

2. All lighted parking and circulation areas shall utilize low-rise light
standards or light fixtures attached to the building. Light standardsto a
maximum height of 15 feet are allowed.

3. Area lighting shall be high-pressure sodium vapor, metal halide,
fluorescent, or equivalent energy-efficient fixtures.

H. Outdoor furniture and fixtures such as lighting, free-standing signs, trellises,
raised planters, benches, trash receptacles, newspaper racks, bus stops, phone
booths and fencing, shall be compatible with project architecture; shall be integral
elements of the building and landscape design; and shall be included in, and
shown on, all site and landscape plans.

VL Operational Conditions
A. The Level 1 Change of Use application submittal shall include the following:
1. A description of the proposed use;

2. The area of the proposed use (in square feet) including any space proposed
to be exclusively storage;

3. A sign plan for any proposed signage, consistent with the sign program
required as Condition I1.A.9.

B. No Level 1 Change of Use shall be approved that would create a parking demand
in excess 1 space per 200 square feet.

C. To prevent project drainage discharges from carrying silt, grease, and other
contaminants, prior to public hearing the applicant shall revise the plans to
indicate a silt and grease trap. The trap shall be maintained by the property owner
according to the following monitoring and maintenance schedule:

1. The traps shall be inspected to determine if they need cleaning or repair
prior to October 15 each year, at a minimum interval of once per year;

2. 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.
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This monitoring report shall specify any repairs that have been done or that
are needed to allow the trap to function adequately.

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

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

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

C. Settlement. The Development Approval Holder shall not be required to pay or
perform any settlement unless such Development Approval Holder has approved
the settlement. When representing the County, the Development Approval Holder
shall not enter into any stipulation or settlement modifying or affecting the inter-
pretation 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
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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.

IX.  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
18.10.462 of the Santa Cruz County Code.

A. 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.

B. To prevent project drainage discharges from carrying silt, grease, and other
contaminants, prior to public hearing the applicant shall revise the plans to
indicate a silt and grease trap. The trap shall be maintained by the property owner
according to the following monitoring and maintenance schedule:

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

2. 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.

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, including
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cc: County Surveyor

Approval Date:

Effective Date:

Expiration Date:

Mark Deming
Assigiant Planning Director

S
Appeals: Any property owner, oVother person aggrieved, or any other person whose interests are adversely
affected by any act or determination of the Planning Commission, may appeal the act or determination to the
Board of Supervisors in accordance with chapter 18.10 of the Santa Cruz County Code.
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Environmental Review
Initial Stlldy Application Number: 07-0356

Date:
Staff Planner: Lawrence Kasparowitz

. OVERVIEW AND ENVIRONMENTAL DETERMINATION

APPLICANT: Green Valley Corporation APN: 026-311-33

OWNER: Green Valley Corporation SUPERVISORAL DISTRICT: First
LOCATION: 17" Avenue and Brommer Street

SUMMARY PROJECT DESCRIPTION:

Proposal to construct a two story, mixed-use building of approximately 15,000 sq. ft.
Project consists of 7 commercial spaces and one accessible residential unit on the
ground level and seven residential units on the upper level. All units are proposed to be
individual condominiums. Includes 61 parking spaces and associated landscaping.
Project located at the southwest corner of Brommer Street and 17th Avenue, Santa

Cruz (Live Oak Planning Area)

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

INFORMATION.
_____ Geology/Soils ____ Noise
__ X Hydrology/Water Supply/Water Quality _____ Air Quality
_____ Biological Resources ______ Public Services & Utilities
____ Energy & Naturail Resources _____ Land Use, 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, 4t Floor, Santa Cruz CA 95060
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DISCRETIONARY APPROVAL(S) BEING CONSIDERED

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

X Commercial 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 1 find 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.

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

%ﬁ% /et /bs

Matt Johnstor Date

For: Claudia Slater
Environmental Coordinator
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Il. BACKGROUND INFORMATION

EXISTING SITE CONDITIONS

Parcel Size: 41,279 sq. ft. (gross), 37,237 sq. ft. (net after dedication)
Existing Land Use: vacant -
Vegetation: four trees, ruderal grasses

Slope in area affected by project: _ X 0-30% ___31-100%
Nearby Watercourse: Leona Creek and Rodeo Creek

Distance To: approx. one-half mile from each

ENVIRONMENTAL RESOURCES AND CONSTRAINTS

Groundwater Supply: none mapped Liquefaction: none mapped
Water Supply Watershed: none mapped Fault Zone: none mapped
Groundwater Recharge: none mapped Scenic Corridor: none mapped
Timber or Mineral: none mapped Historic: none mapped
Agricultural Resource: none mapped Archaeology: none mapped
Biologically Sensitive Habitat: none mapped Noise Constraint: none mapped
Fire Hazard: none mapped Transmission Power Lines: none
Floodplain: none mapped Solar Access: adequate
Erosion: moderately erodible soils Solar Orientation: adequate
Landslide: none mapped Hazardous Materials: none
SERVICES

Fire Protection: Central Fire Protection Drainage District: Zone 5

School District: Live Oak School District  Project Access: 17" Avenue and
Brommer Street

Sewage Disposal: Santa Cruz County Water Supply: City of Santa Cruz Water

Sanitation District Department

PLANNING POLICIES

Zone District. C-1 : Special Designation: none
General Plan: NC

Urban Services Line: X __ Inside ___ Outside
Coastal Zone: ___Inside X __ Outside

PROJECT SETTING AND BACKGROUND:

The project is on the southwest corner of the intersection of 17" Avenue and Brommer
Street. Diagonally across the intersection is a gas station and small two-story shopping
center. Across Brommer Street from the project is the Live Oak Mobile Home Park, and
across 17" Avenue from the project is a one-story commercial building.

The project is located in the Live Oak Planning Area.
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DETAILED PROJECT DESCRIPTION:

The applicant proposes to construct an approximately 15,000 sq. ft., 2 story mixed use
development on a vacant lot. The building is an “L-shaped” structure facing both 17"
Avenue and Brommer Street, with a rounded form on the corner. The rear of the lot
provides the parking, trash enclosure, bicycle parking and an outdoor area with
fountain.

The building contains seven retail commercial condominiums and one (accessible)
residential condominium at ground level and seven residential condominiums on the
upper floor. All commercial units and the ground floor residential unit have both front
and rear entries, while the upper residential units are accessed from the rear of the
building.

The proposed improvements are consistent with the development standards for the C-1
zone district, as they relate to front, rear, side setbacks and height.

Access to the parking area is from 17" Avenue. Project plans indicate that 61 parking
spaces are requires for the proposed uses with no reduction taken for shared uses. A
total of 62 spaces are proposed with 22 compact spaces and three accessible spaces.
A Master Occupancy Program is proposed which will limit new uses to those that have
lower parking requirements (as opposed to a restaurant or doctors offices for example).

Sufficient landscaping is provided in the parking area to meet the requirements of one
tree for each five parking spaces. A total of 27 trees are proposed for the entire site, 16
of which occur in the parking area. Street trees and improvements have been already
installed by the Redevelopment Agency.
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l. ENVIRONMENTAL REVIEW CHECKLIST

A. Geoloqy 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-Prioclo 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? X

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,
therefore the potential for ground surface rupture is low. The project site is likely to be
subject to strong seismic shaking during the life of the improvements. The
improvements will be designed in accordance with the California Building Code, which
should mitigate the hazards of seismic shaking and liquefaction to a less than
significant level.
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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

Following a review of mapped information and a field visit to the site, there is no
indication that the development site is subject to a significant potential for damage
caused by any of these hazards (see Attachment 5).

3. Develop land with a slope exceeding
30%7? X

There are no slopes that exceed 30% on the property.

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 site is basically flat, and standard
erosion controls are a required condition of the project. Prior to approval of a grading
or building permit, the project must have an approved Erosion Control Plan, which will
specify detailed erosion and sedimentation control measures. The plan will include
provisions for 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 section 1802.3.2
of the California Building Code (2007),
creating substantial risks to property? X

There is no indication that the development site is subject to substantial risk caused by
expansive soils.
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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 project will connect to the Santa Cruz County
Sanitation District (Attachment 7) 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 for the project.

7. Result in coastal cliff erosion? X

B. Hydrology, Water Supply and Water Quality
Does the project have the potential to:

1. 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 Managemént 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.

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
tabie? X
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The project will obtain water from the City of Santa Cruz and will not rely on private
well water. Although the project will incrementally increase water demand, the City of
Santa Cruz Water Department has indicated that adequate supplies are available to
serve the project (Attachment 9). The project is 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.
Potential siltation from the proposed project will be mitigated through implementation of
erosion control measures.

No commercial or industrial activities are proposed that would generate a significant
amount of contaminants to a public or private water supply. The parking and driveway
associated with the project will incrementally contribute urban pollutants to the
environment; however, the contribution will be minimal given the size of the driveway
and parking area. 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

There is no indication that existing septic systems in the vicinity would be affected by
the project.

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

The proposed project is not located near any watercourses, and will not alter the
existing overall drainage pattern of the site. Department of Public Works Drainage
Section staff has reviewed and approved the proposed drainage plan.
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8. Create or contribute runoff that would

exceed the capacity of existing or

planned storm water drainage

systems, or create additional source(s)

of polluted runoff? X

Drainage Calculations (see Attachment 4) prepared by Robert DeWitt and Associates
dated July 9, 2007, have been reviewed for potential drainage impacts and accepted
by the Department of Public Works (DPW) Drainage Section staff (see Attachment 3).
The runoff rate from the property will be controlied differently by area. The front yards
along Brommer Street will be diverted to catch basins which will be connected to drain
into a storm drain catch basin near the corner of Brommer and 17". The front yards
along 17™ Avenue sheet drain to the street, which has a curb and gutter. The parking
lot drains to a new detention chamber at the entry to the site along 17" Avenue. DPW
staff has determined that existing storm water facilities are adequate to handle the
increase in drainage associated with the project. Refer to response B-5 for discussion
of urban contaminants and/or other poliuting runoff.

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

No new impervious surfaces are proposed as part of the project, thus there will be no
additional storm water runoff that could contribute to flooding or erosion.

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.
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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, in local or
regional plans, policies, or regulations,
or by the California Department of 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.

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

There are no mapped or designated sensitive biotic communities on or adjacent to the
project site.

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 project does not involve any activities that would interfere with the
movements or migrations of fish or wildlife, or impede use of a known wildlife nursery
site.

Produce nighttime lighting that will
illuminate animal habitats? - X

The subject property is located in an urbanized area and is surrounded by existing
residential development that currently generates nighttime lighting. There are no
sensitive animal habitats within or adjacent to the project site.
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5. Make a significant contribution to the
reduction of the number of species of
plants or animals? X

Refer to C-1 and C-2 above.

6. Conflict with 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

The project will not conflict with any local policies or ordinances (see Attachment 9).

7. Conflict with the provisions of an
adopted Habitat Conservation Plan,
Biotic Conservation Easement, or
other approved local, regional, or state
habitat conservation plan? X

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

1. Affect or be affected by land
designated as “Timber Resources” by
the General Plan? X

The project is not adjacent to land designated as Timber Resource.

2. Affect or be affected by lands currently
utilized for agriculture, or designated in
the General Plan for 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.
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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

4. Have a substantial effect on the
potential use, extraction, or depletion
of a natural resource (i.e., minerals or
energy resources)? X

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 will not directly impact any public scenic resources, as designated in the
County's General Plan (1994), or obstruct any public views of these visual resources.

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

The project site is not located along a County designated scenic road or within a
designated scenic resource area.

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 ridgeline? X

The existing visual setting is urbanized. The proposed project is designed and
landscaped so as to fit into this setting.
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4. Create a new source of light or glare
that would adversely affect day or
nighttime views in the area? X

The project will contribute an incremental amount of night lighting to the visual

environment.
However, the following project conditions will reduce this potential impa

ctto a

less than significant level: All site, building, security and landscape lighting shall
be directed onto the site and away from adjacent properties. Light sources shall

not be visible form adjacent properties. Specifically,

1. Light sources can be shielded by landscaping, structure, fixture design or
other physical means. Building and security lighting shall be integrated

into the building design.

2. All lighted parking and circulation areas shall utilize low-rise light

standards or light fixtures attached to the building. Light standards

to a maximum height of 15 feet are allowed.

3. Area lighting shall be high-pressure sodium va'por, metal halide,
fluorescent, or equivalent energy-efficient fixtures.

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

There are no unique geological or physical features on or adjacent to the site that

would be destroyed, covered, or modified by the project.

F. Cultural Resources
Does the project have the potential to:

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

There are no existing structures on the property.

_39_
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2. Cause an adverse change in the

significance of an archaeological
resource pursuant to CEQA
Guidelines 15064.57

No archeological resources have been identified in the project area. Pursuant to
County Code Section 16.40.040, if at any time in the 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

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
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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 July 12, 2005 list of hazardous sites in Santa
Cruz County compiled pursuant to the specified code.

- 3. Create a safety hazard for people
residing or working in the 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 protection devices as required by the local fire agency.

6. Release bio-engineered organisms or
chemicals into the air outside of
project buildings? X

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
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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 (16
AM and 18 PM peak hour trips), this increase is less than significant. Further, the
increase will not cause the Level of Service at any nearby intersection to drop below
Level of Service D (see Attachment 8).

The project is located adjacent to an existing bus route and a new shelter will be
provided to create an all-weather stop (Attachment 10).

2. Cause an increase in parking demand
that 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

The proposed project will comply with current road requirements to prevent potential
hazards to motorists, bicyclists, and/or pedestrians.

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

According to the traffic study performed by Higgins and Associates (Attachment 8), the
proposed project is anticipated to add 16 AM and 18 PM peak hour trips to the 17™ and
Brommer intersection, and will not reduce operations to a level of service below D.
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l. Noise

Does the project have the potential to:

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

The project will create an incremental increase in the 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.

3. Generate a temporary or periodic
increase in ambient 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 project there is no
indication that new emissions of VOCs or NOx will exceed Monterey Bay Unified Air
Pollution Control District (MBUAPCD) threshoids 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. However, standard dust control best management practices, such
as periodic watering, will be implemented during construction to reduce impacts to a
less than significant level.

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. Expaose sensitive receptors to

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

substantial number of people? X
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K. Public Services and Utilities
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
with

Mitigation
Incorporation

Less than
Significant

Or

No Impact

Not
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 (Central Fire Protection District), as
applicable, 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.
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2. Result in the need for construction of

new storm water drainage facilities or

expansion of existing facilities, the

construction of which could cause

significant environmental effects? X

The runoff rate from the property will be controlled differently by area. The front yards
along Brommer Street will be diverted to catch basins which will be connected to drain
into a storm drain catch basin near the corner of Brommer and 17". The front yards
along 17" Avenue sheet drain to the street, which has a curb and gutter. The parking
lot drains to a new detention chamber at the entry to the site along 17" Avenue. No
new offsite facilities have been proposed. Department of Public Works Drainage staff
have reviewed the drainage information and have determined that downstream storm
facilities are adequate to handle the increase in drainage associated with the project
(Attachment 3).

3. Result in the need for construction of
new water or wastewater treatment
facilities or expansion of existing
facilities, the construction of which
could cause significant environmental
effects? X

The project will connect to an existing municipal water supply. City of Santa Cruz
Water Department has determined that adequate supplies are available to serve the
project (Attachment 6). Municipal sewer service is available to serve the project, as
reflected in the attached letter 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 in which 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.
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6. Result in inadequate access for fire
protection? X

The project’s road access meets County standards and has been approved by the
local fire agency.

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
magnitude to that created by existing land uses around the project.

8. Result in a 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 potentiai 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.
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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

The proposed project is designed at the density and intensity of development allowed
by the General Plan and zoning designations for the parcel. Additionally, the project
does not involve extensions of utilities (e.g., water, sewer, or new road systems) into
areas previously not served. Consequently, it is not expected 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 No X

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. Does the project have impacts that are
individually limited, but cumulatively
considerable ("cumulatively considerable”
means that the incremental effects of a
project are considerabie when viewed in
connection with the effects of past projecits,
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

that will cause substantial adverse effects on

human beings, either directly or indirectly? Yes No X
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TECHNICAL REVIEW CHECKLIST

Agricultural Policy Advisory Commission
(APAC) Review

Archaeological Review

Biotic Report/Assessment

Geologic Hazards Assessment (GHA)
Geologic Report

Geotechnical (Soils) Report

Riparian Pre-Site

Septic Lot Check
Other: Traffic Report

Arborist Report

Attachments:

1. Location map
Assessors Parcel map
General Plan map
Zoning map

Reduced project plans

—“°.°°.‘*'.°’S"P.°’.’°
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REQUIRED COMPLETED* N/A

X
X
X
X
X
X
X
X

X X

X X

Discretionary Application comments dated March 19, 2008.
Drainage calculations prepared by Robert L. DeWitt, P.E., dated July 9, 2007.
Geotechnical review letter prepared by Pacific Crest Englneerlng, Inc., dated January 24, 2008.
Letter from City of Santa Cruz Water Department, dated June 27, 2007.

Memo from Department of Public Works, Sanitation, dated July 16, 2007.
Traffic Analysis prepared by Higgins Associates, date October 31, 2007.
Arborists Report prepared by Nathan Lewis dated October 4, 2007

0 Email from Santa Cruz Metro to Barry Swenson Builder, dated October 29, 2007.
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COUNTY OF SANTA CRUZ
DISCRETIONARY APPLICATION COMMENTS

Project Planner: Larry Kasparowitz Date: March 19, 2008
Application No.: 07-0356 Time: 08:56:44
APN: 026-311-33 Page: 1

Environmental Planning Completeness Comments

========= REVIEW ON AUGUST 6, 2007 BY CAROLYN I BANTI ========= _ _
The following are Completeness Comments in regards to soils and grading issues:

1. The original soils report (Steven Raas & Assoc. Inc., 98107-5768-G34, 8/17/98)
was accepted under application #98-0671. The update to the geotechnical investiga-
tion report (Pacific Crest Eng. Inc., July 5, 2007) is accepted. Please see letter
dated 8/6/07.

2. Prior to the discretionary application being deemed complete, a geotechnical plan
review letter shall be submitted to Environmental Planning. The author of the
geotechnical investigation report update will write the plan review letter. The let-
ter shall reference the most recent plan set, including the revised grading,
drainage and erosion control plan (Revision Date 7/16/07). and shall state that the
plans conform to the report and update letter recommendations. ========= UPDATED ON
AUGUST 6, 2007 BY ANTONELLA GENTILE ========= Additional Environmental Planning com-
pleteness comments:

3. Please submit an arborist’s report that states the health of the existing trees
and makes recommendations for their protection. If possible., all healthy existing
trees should be retained. ========= UPDATED ON FEBRUARY 25, 2008 BY ANTONELLA GEN-
TILE ========= .

1. Plan review letter from Pacdfic Crest Engineering dated 1/24/08 accepted. 1f sig-
nificant changes are made to the plans, a new plan review letter lwill be required.

2. Revise the arborist’s report to include a location map of all trees surveyed.

Environmental Planning Miscellaneous Comments

========= REVIEW ON AUGUST 6, 2007 BY CAROLYN I BANT] =========

Enviromental Planning compliance comments: 1. County Code section 13.11.075 states
that mature trees over six inches diameter at five feet above the ground be incor-
porated into the site and landscape design.

The following are Miscellaneous Comments/Conditions of Approval in regards to soils
and grading issues:

1. A1l comments noted in the conditions of approval must be shown on subsequent
building permit and/or improvement plans as appropriate.

2. A plan review letter from the soils engineer will be required to be submitted
with the improvement plans as well as the building permit plans. The plan review
Tetter must state that the respective plans are in conformance with the geotechnical
recommendations.

3. Please show the lateral extents of overexcavation and recompaction in the north-

ern portion of the property as recommended in the geotechnical investigation report

and update letter. Please note that recommendations include overexcavation and

recompaction beneath the entire footprint of Building B as well as Building A.
Environmental Review Injtal Study
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: March 19, 2008
Application No.: 07-0356 Time: 08:56:44
APN: (26-311-33 Page: 2

4. Please show depth of overexcavation and recompaction on the footing details and
structural cross sections.

5. Revise grading quantities to include those generated by overexcavation and recom-
paction. Please list these quantities as a separate grading line item.

6. Please provide building pad elevations on plans.
7. Please include a note designating the destination of off-hauled material.

8. The erosion control plan submitted with the building permit application should be
revised to include a rocked construction access to 1imit tracking of dirt offsite.
========= |JPDATED ON AUGUST 6, 2007 BY ANTONELLA GENTILE ========= Additional misc.
comments from Environmental Planning:

9. Show tree protection fencing and details for all trees to be retained. =========
UPDATED ON FEBRUARY 25, 2008 BY ANTONELLA GENTILE =========

Condition of Approval: Al1l oaks to be removed as part of this project shall be re-
placed on a 2 to 1 basis.

Housing Completeness Comments

========= REVIEW ON AUGUST 1, 2007 BY TOM POHLE =========

Based on the understanding that the project will provide 8 new residential units,
the project will have an affordable housing obligation (AHO) of 1.2 units. Staff
recommends one affordable unit be designated on the plans and a fee be collected for
the remaining .2 fractional AHO. At present, the plans do not designate an affor-
dable unit. Additionally, demolition of existing buildings, if any, should be
clearly described including their current use.

Housing Miscellaneous Comments

========= REVIEW ON AUGUST 1, 2007 BY TOM POHLE =========

Dpw Drainage Completeness Comments
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY
========= REVIEW ON JULY 31, 2007 BY ALYSON B TOM ========= Application with civil
plans dated July 12 2007 and drainage calculations dated July 9, 2007 by Robert L.
DeWitt and Associates has been received. Please address the following:
1) The drainage plan should clearly label proposed surfacing material for all areas.

Environmental Review Inital,Study
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: March 19, 2008
Application No.: 07-0356 , Time: 08:56:44
APN: 026-311-33 Page: 3

2) The drainage plan should describe how runoff from the proposed roof and paved
areas will enter the proposed detention facility. Will roof runoff be routed to the
pervious parking area? Will a subdrain system be needed to route runoff from the
parking and driveway areas into the detention system?

3) It appears that runoff from the frontage portions along Brommer Street will
bypass the proposed detention system. Clarify how roof areas will drain in this area
and account for this bypass in the detention design.

4) Only the volume above the outlet orifice should be accounted for as detention
volume provided.

5) Page 3 of the drainage calculations submitted appears to be outdated based on the
information submitted on sheet 6 and in the plans. Please remove confusing/outdated
material. Why does the C factor decrease from the undeveloped site (C = .25) to the
developed landscaped areas (C = 0.2)? A 15 minute time of concentration for the pre
development site is required per the County Design Criteria.

========= |JPDATED ON AUGUST 13, 2007 BY ALYSON B TOM ========= Application with
revised sheet P3 dated 7/16/07 has been received. All previous comments are still
outstanding.

========= |JPDATED ON FEBRUARY 2, 2008 BY LOUISE B DION =s=======
Application with revised sheet P3 dated 1/11/08 has been received. All previous com-
ments are still outstanding as revised drainage calculations have not been received.

Please note that per GPP #7.23.1 - New Development projects are required to maintain
predevelopment rates where feasible. Mitigating measures should be used on-site to
1imit increases in post- development runoff leaving the site. Best Management Prac-
tices should be employed within the development to meet this goal as much as pos-
sible. Such measures include Timiting impervious areas, using pervious or semi- per-
vious pavements, runoff surface spreading, discharging runoff from impervious areas
into landscaping, retention facilities, etc. Please show proposed mitigations on the
plans and account for the affects in stormwater calculations.

Does this site currently receive any runoff from offsite? If so, show the offsite
areas draining to the site and describe how this runoff will be accommodated in the
final site plan.

Additionally show how overall flow from proposed drainage system will be handled un-
til it reaches a safe point of release such as an adequate drainage system or a
water course. Provide downstream impactassessment identifying capacity restrictions
in existing drainage facilities receiving site runoff and identify the water body
receiving the flow.

========= [JPDATED ON FEBRUARY 2, 2008 BY LOUISE B DION =========
Dpw Drainage Miscellaneous Comments
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

========= REVIEW ON JULY 31, 2007 BY ALYSON B TOM ========= The following are com-

pliance and/or permit conditions/additional information required for this applica-
Environmental Review jnitai Study
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: March 19. 2008
Application No.: 07-0356 Time: 08:56:44
APN: 026-311-33 Page: 4
tion.

1) Recorded maintenance agreement(s) are required for proposed silt and grease trap,
detention system, and pervious paving. The maintenance requirements consistent with
manufacturers’ recommendations should be both in the maintenance agreement(s) and on
the final civil drainage plan.

2) An encroachment permit is required for work in the County road right of way.

3) How have the detention systems been designed to minimize clogging and future
maintenance as required in the County Design Criteria?

4) Public Works staff will inspect for the installation of the drainage related
items. Once all other reviewing agencies have approved of the building permit plans
please submit a copy of signed reproducible civil plans with the DPW signature block
on the first sheet along with the engineer-s estimate for the construction of the
drainage items (there is a 2% inspection fee). These plans will be routed through
DPW for signature (expect 1- 2 weeks for routing time).

5) Zone 5 fees will be assessed on the net increase in impervious area due to the
project. Semi pervious areas will be charged at 50 percent rate.

A1l submittals for this project should be made through the Planning Department. For
questions regarding this review Public Works stormwater management staff is avail-
able from 8-12 M-F.

========= [JPDATED ON JULY 31, 2007 BY ALYSON B TOM =========

========= |JPDATED ON FEBRUARY 2, 2008 BY LOUISE B DION =========

Dpw Driveway/Encroachment Completeness Comments

========= REVIEW ON JULY 27, 2007 BY DEBBIE F LOCATELLI =s=======

An encroachment permit shall be required for any work located within the County
right-of-way. Landscaping installed within the County right-of-way shall be main-
tained on a year-round basis to prevent site obstructions for motorists and to
prevent hazardous conditions for pedestrians. Driveways and sidewalks shall conform
to the County of Santa Cruz Design Criteria. ========= UPDATED ON JANUARY 31, 2008
BY DEBBIE F LOCATELLI s========

Please include the landscaping requirement and requirement for an encroach ment per-
mit (as stated above) to the discretionary permit conditions.

Dpw Driveway/Encroachment Miscellaneous Comments

========= REVIEW ON JULY 27, 2007 BY DEBBIE F LOCATELLI =========

No comment.

========= |JPDATED ON JANUARY 31, 2008 BY DEBBIE F LOCATELLI =s=======
No further comments.

Dpw Road Engineering Completeness Comments

========= REVIEW ON AUGUST 1, 2007 BY RODOLFO N RIVAS =========
1) A Traffic Impact Study is required for this project. Please have the responsible
Environmental Review Jnita] Stydy
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: March 19, 2008
Application No.: 07-0356 Time: 08:56:44
APN: 026-311-33 Page: 5

engineering consulting firm contact Road Engineering staff to discuss scope of work
for the study. Once the Traffic Impact Study is complete, Road Engineering will
provide additional comments regarding transportation issues and mitigating measures
identified in the study.
--------------------------------------------------------------- 2) The project
Driveway needs to include a driveway ADA wrap around as per County Design Criteria.
--------------------------------------------------------------- 3) A concrete pad
and Metro bus shelter are recommended. Please contact Santa Cruz Metro for require-
ments. This shall require an additional Right of Way dedication.
e 4) Provide cross
sections, details, or spot elevations on 17th Avenue from back of sidewalk to doors
serving commercial facilities to demonstrate compliance with ADA standards.

--------------------------------------------------------------- 6) We do not
recommend diagonal parking near the driveway entrance. This scenario may encourage
motorist to attempt to access these parking spaces from both directions (east/west)
on a one-way circulation driveway. Perpendicular parking spaces may be accommodated
by relocating the bike racks at the end of the parking aisles.

——————————————————————————————————————————————————————————————— 7) Relocate bicycle

--------------------------------------------------------------- 8) We do not
recommend the Tocation of the ADA parking spaces shown on parcel-s south east
corner. These spaces required crossing the parking aisle at the entrance which could
pose a traffic safety concern.
------------------------------------------------------------- 9) Residential parking
and commercial parking should be clearly identified. Each type of parking is
recommended to be separated to avoid conflict between residents and commercial
PALrONS . - - - m oo
--------------------------------------------------------------- 10) Indicate removal
or relocation of the existing fence located on the west side of property.
--------------------------------------------------------------- The County of Santa
Cruz Design Criteria is ava11ab1e online at: http://www.dpw.co.santa-cruz.ca.us
---------------------------------------------- IT you have any questions contact
R?SO;fo Rivas at 831-454-2808. ========= |JPDATED ON AUGUST 7, 2007 BY RODOLFO N
RIVAS s========

8/7/06 Additional comment: 11) Convert Easements for sidewalks to Right of Way
dedications and include any new transit facilities in the Right of Way. =========
UPDATED ON FEBRUARY 14, 2008 BY RODOLFO N RIVAS =========

1) A Traffic Impact Study is required for this project. Please have the responsible
engineering consulting firm contact Road Engineering staff to discuss scope of work
for the study. Once the Traffic Impact Study is complete, Road Engineering will

provide additional comments regarding transportation issues an%m}twﬁg&\g%mﬁgg@?%
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: March 19, 2008
Application No.: 07-0356 Time: 08:56:44
APN: 026-311-33 Page: 6

identified in the study.

--------------------------------------------------------------- 2) Convert Easements
for sidewalks to Right of Way dedications and include any new transit facilities in
the Right of Way. ------------smmmmm e
--------------------------------------------------------------- 3) The project
Driveway needs to include a driveway ADA wrap around as per County Design Criteria.

--------------------------------------------------------------- 4) Please show

--------------------------------------------------------------- 5) Remove/relocate
fence from area to be dedicated for Right of Way on 17th Avenue.

--------------------------------------------------------------- 6) Parking elements
such as layout, circulation, parking supply/demand, etc. will be reviewed by the
Planning Department. ========= UPDATED ON FEBRUARY 28, 2008 BY RODOLFO N RIVAS

Applicant submitted a Trip Generation / Traffic Study Report prepared by Higgins As-
sociates, dated October 31, 2007. The report has been reviewed and is acceptable.
The report indicates that the project will consist of 5,880 sq. ft. of General Of-
fice Building, 1,960 sq. ft. of Special Retail, and 8 Residential Condo Units. This
use is consistent with expected Planning Department’s conditions of use for this
project. The report showed that vehicular trip-ends at peak hour will not exceed the
20 trip ends threshold to require a comprehensive analysis. The project will be sub-
Ject to Live Oak Transportation Improvement Area (TIA) fees at a rate of $472 per
trip end ($236 for roadside improvement fees + $236 for transportation improvement
fees) generated by the proposed use. The proposed mixed-use development (commercial
and residential) will generate 198 trip ends per the Higgins report. The total TIA
fee is calculated to be $93,456 (198 trip ends X $472/trip end = $93,456), and is to
be split evenly between transportation improvement fees ($46,728) and roadside im-
provement fees ($46,728). ========= JPDATED ON FEBRUARY 28, 2008 BY RODOLFO N RIVAS

Except for comment #1 all other comments dated February 14, 2008 still apply.

Dpw Road Engineering Miscellaneous Comments

========= REVIEW ON AUGUST 1, 2007 BY RODOLFO N RIVAS =========
========= |JPDATED ON AUGUST 7, 2007 BY RODOLFO N RIVAS =========
=========_ |JPDATED ON FEBRUARY 14, 2008 BY RODOLFO N RIVAS =========
NO COMMENT

========= |JPDATED ON FEBRUARY 28, 2008 BY RODOLFO N RIVAS =========
NO COMMENT '

Dpw Sanitation Completeness Comments

========= REVIEW ON AUGUST 6, 2007 BY BEATRIZ - BARRANCQ =========
Sewer service is currently available.

Dpw Sanitation Miscellaneous Comments ATTAC?'TI(;EK'FTM&"? v'”g‘"i'i%
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: March 19, 2008
Application No.: 07-0356 Time: 08:56:44
APN: (026-311-33 Page: 7

========= REVIEW ON AUGUST 6, 2007 BY BEATRIZ - BARRANCO =========

Sewer service is available for the subject development upon completion of an ap-
proved preliminary sewer design submitted as part of a tentative map, development or
other discretionary permit approval process. Please note that this notice does not
reserve sewer service availability. Only upon completion of an approved preliminary
sewer design submitted as part of a tentative map, development or other discretion-
ary permit approval process shall the District reserve sewer service availability.

Proposed location of on-site sewer lateral(s), clean-out(s), and connections(s) to
existing public sewer must be shown on the plot plan. '

The minimum lateral slope shall be 2 percent unless a District variance is given.

A manhole is required at every change in direction or slope of the collector. Show
location of cleanouts near buildings.

For new commercial developments, an industrial waste sampling manhole shall be con-
structed, either on- or off- site, as part of the sewer system if any building will
be used for industrial purposes.

Show slope of sewer main, size and class of pipe, manhole rim and invert elevations
(based on County datum)

Show Tocation of existing laterals that are to be abandoned.
The plan shall show all existing and proposed plumbing fixtures on floor plans of

building application. Completely describe all plumbing fixtures according to table
7-3 of the Uniform Plumbing Code.

Environmental Revlew Inital t%
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DRAINAGE CALCULATIONS

for the

MIXED USE DEVELOPMENT PROJECT
17TH AND BROMMER ST.

Located at:
17th Avenue and Brommer Street
Santa Cruz, CA

A.P.N. 026-311-33

Prepared at the request of

Green Valley Corp. / Barry Swenson Builder
777 North First Street.
San Jose, CA 95112

Prepared by:
Robert L. DeWitt, P.E.

R07068
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Robert L. DeWitt & Associates, Inc.

Civil Engineers and Land Surveyors
1607 Ocean Street, Suite 1
Sarma Cruz, CA 95060

(831)425-1617 (831)425-0224 (fax)
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Pacific Crest Engineering Inc. <£3&% www.4pacific-crest.com

444 Airport Blvd, Suite 106
Watsonville, CA 95076
Phone: 831-722-9446

Fax: 831-722-5158

January 24, 2008 Project No. 98107-SZ68-G34

Mr. Jon Lee

Barry Swenson Builder

5300 Soquel Avenue, Suite 103
Santa Cruz, CA 95062

Subject: Geotechnical Review of Tentative Map and Preliminary Improvement Plans
Proposed Mixed-Use Development
APN. 026-311-330, 17" and Brommer Street
Santa Cruz County, CA

Reference: Steven Raas & Associates, Inc.
Geotechnical Investigation For 17™ Avenue and Brommer Street, dated 8/17/1998

Pacific Crest Engineering, Inc.
Update to Geotechnical Investigation Report, dated 7/5/2007

Robert L. DeWitt & Associates, Inc.
Tentative Map and Preliminary Improvement Plans
Sheets P1 through P4 of 4 Sheets, dated 1/11/2008 (Issue Date 1/23/2008)

Dear Mr. Lee:

As requested, Pacific Crest Engineering, Inc. (PCEI) has reviewed the above referenced plan set. The
plans were reviewed for conformance with the geotechnical investigation reports referenced above.
Steven Raas & Associates merged with Pacific Crest Engineering Inc. in 2002; as requested PCEI will
continue as Geotechnical Engineer of Record for this project.

Based upon our review of the referenced plan set, we find the preliminary plans to be in general
conformance with our geotechnical recommendations. We request the opportunity to review the final
grading, drainage and foundation plans when they have been completed.

If you have any questions, please do not hesitate to contact our office at 831-722-9446.
Very truly yours,
PACIFIC CREST ENGI

Associate Geotechnical Engi

GE 2718, Expires 12/31/08 Environmental Review Inltal Study
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http://www.4pacific-crest.com

o _ _ 2314265261 .
MAR-12-2088 16:02 From:CITY OF SC WATER 8314205801 To:B31 4TS 4544 P11

/Q\

by

WATER DEPARTMENT

£09 Center Strect, Room 102 Santa Cruz CA 95040 Phoqc" (8311 420-5200 Fax (831) 420-5201

June 27, 2007

Barry Swenson Builder

Attention: Jesse Nickell

5300 Soguel Avenue #103
e Santa Cruz CA 95062

Re: APN 026-311-33, ],'15"5_.1'7,""’ Avefnue, Santa Cruz
Proposed mixed use development of 8 residential units and 7 comumercial spaces.

!

Dear Mr. Nickell:

r

This letter is to advise you that the subject parce) is located within the service area of the Sania Cruz Water
Department and potable water is currently available for normal domestic use and fire protection. Service
will be provided to the parcel upon payment of the fees and charges in effect al the time of service
application and upon completion of the installation, at developer expense, of any water mains, service
connections, fire hydrants and other facilities required for the developmeént under the rules and regulations
of the Santa Cruz Water Dcpartmcnt The developmem will also be subject.to the City's Landscape Water
Conservation requirements.

At the present time:

the required water system improvements are not complete; and
financial arranigements have not been made 6 the sansfacnon of the City to guamntee
payment of all unpaid cldims.

This letter will remain in effect for a period of two years from the above date. It should be noted,. however,
that the City Council may elect to declare a moratorium on new service connections due to drought
- conditions or other water emergenicy. Such a deciaration would supersede this' statement of .water-
availabi]ity. - '

h’you have any questions regarding service requu‘emems please ca]l the Engineering Division at (831) 420-
5210. If you have questions regarding landscape water conservation requirements, please contact the Water
Conservation Office at (831) 420-5230.

Bill Koches S | L . Environmaental Reylew Inital StUdY
Director - | ‘, ATTACHMENT
- APPLICATION OF —(3?5@
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. B7/23,2087 11:38 BARRY SWENSON BUILDER - 4542131 NO. 461 a2z

Santa Cruz County Sanitation District

701 OCEAN STREET, SUITE 410, SANTA CRUZ, CA 95060-4073

VE1 54-2160 FAX {831) 454-2088 TOD: (831) 454-2123
R E C E l THOMAS L. BOLICH, DISTRICT ENGINEER

bl
o 3 | JuL 282007 July 16, 2007
= Z BARRY SWENSON BUILDER
= SANTA CRUZ, CALIFORNIA
g % |
ot

JESSE L; NICKELL
5300 Soquel Avenue, Suite 103
Santa Cruz, CA 95062

SUBJECT:  SEWER AVAILABILITY AND DISTRICT'S CONDITIONS OF SERVICE
: FOR THE FOLLOWING PROPOSED DEVELOPMENT:

APN:  026-311-33 APPLICATION NO.: N/A
PARCEL ADDRESS: 1155 17th AVENUE, SANTA CRUZ
PROJECT DESCRIPTION: 8 RESIDENTIAL AND 7 COMMERCIAL UNITS

Sewer service is available for the subject development upon completion of an approved
preliminary sewer design submitted as part of a tentative map, development or other
discretionary permit approval process. Please note that this notice does not reserve sewer service
availability. Only upon completion of an approved preliminary sewer design submitted as part

of a tentative map, development or other discretionary permit approval process shall the District
‘Teserve sewer service availability.

Proposed location of an-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 application.

Existing lateral(s) must be properly abandoned (including inspection by District) prior to
issuance of demolition permit or relocation or disconnection of structure. An abandonment
- permit for disconnection work must be obtained from the District.

Department of Public Works and District approval shall be obtained for an engineered sewer
improvement plan, showing on-site and off-site sewers needed to provide service to each lot or
unit proposed, before sewer connection permits can be issued. The improvement plan shall

] conform to the County's “Design Criteria” and shall also show any roads and easements.
Existing and proposed easements shall be shown on any required Final Map. If a Final Map is
not required, proof of recordation of existing or proposed easement is required.

Envfronmeﬁta} Review Inital Stud
ATTACHMENT _Z, /,j Zé
ARPPLICATION £ Z—-D3s&

_87_

| ) EXHIBIT D




av,23/2087 11:31 BARRY ~WENSON BUILDER = 4542131

JESSE L. NICKELL
PAGE -2-

Water use data (actual and/or projected), and other information as may be required for this
project, must be submitted to the District for review and use in fee determination and waste
pretreatment requirements before sewer connection permits can be approved.

Other: No downstream capacity problem or other issue is known at this time. However,
downstream sewer requirements will again be studied at time of Planning Perrmit
review, at which time the District reserves the right to add or modify downstream
sewer requirements.

Yours truly,

THOMAS L. BOLICH
District Engineer

By 2004 areds )
Rachél Lather

, Senior Civil Engineer
BB:bbs/291.wpd

¢:  Property Owner: Green Valley Corporation /
777 North 1st Street, Sth Floor
San Jose, CA 95112
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oWl HIGGINS ASSOCIATES
. - CIVIL & TRAFFIC ENGINEERS e

QOctober 31, 2007

Mr. John Lee

Barry Swenson Builder

5300 Soquel Avenue, Suite 103
Santa Cruz, CA 95062

Re: Trip Generation for 17" Avenue at Brommer Street Live / Work Traffic Study, Santa
Cruz, California

Dear Mr. Lee,

The purpose of this letter report is to perform a trip generation analysis letter report regarding the
proposed live / work project on 17" avenue at Brommer Street, in Santa Cruz, California. The
following documents our findings and recommendations.

1. Proposed Project Description

It is our understanding that the proposed project site is approximately one acre in size and
the project consists of seven (7) commercial units (approximately 1120 square feet per
unit) and eight (8) residential condos. The total square footage for the live / work project is
estimated to be 15,000 square feet. A project location map is included as Exhibit 1.

2.  Project Trip Generation

Trip generation for the proposed project is based on information received from the
applicant regarding commercial units and residential condos. The proposed project is
expected to result in a total of 198 daily trips. A total of 16 peak hour trips (11 in, 5 out)
during the AM peak hour and 18 peak hour trips (6 in, 12 out) during the PM peak hour.
Exhibit 2 tabulates the proposed project trip generation.

3. Conclusions

The number of trips generated by the proposed project is slightly below the County’s
threshold of 20 PM peak hour trips. This increase is determined to be minimal and not
enough to alter traffic operations on the surrounding street network. The project will pay
traffic impact fees for the Live Oak Area, which will satisfy its responsibility to contribute
its incremental contribution to cumulative impact mitigations. No further analysis is

necessary.
Environmental Reylew Inltal S 2
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Mr. John Lee
QOctober 31, 2007
Page 2

If you have any questions regarding this report, please do not hesitate to contact me. Thank you
for the opportunity to assist you with this project.

Keith B. Higgins, CE,

kbh:aem/je
enclosures
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Arborist Report
1155 17" Avenue
Santa Cruz, CA
APN: 026-311-33

for

Barry Swenson Builder
Attn: Jon Lee, Project Manager
(831) 475-7100 phone
5300 Soquel Avenue, Suite 103
Santa Cruz, CA 95062

Site Visit Date: 10-03-07

REPORT DATE: October 4, 2007

Prepared by:

Nathan Lewis
Certified Arborist #WC-1735
3135 Porter Street
Soquel, CA 95073
(831) 476-1200 Office
(831) 476-1207 Fax

This evaluation was prepared to the best of our ability in accordance with currently
accepted standards of the International Society of Arborculture. No warranty as to
the contents of this evaluation is intended, and none shall be inferred from
statements or opinions expressed. Trees can and do fail without warning.

Envlronmenta&evlew l::zl Study
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Introduction/Scope of Services

The Green Valley Corporation is planning to develop this property for mixed use. The first floor
will include commercial retail stores and the second floor will include residential condos totaling
.21 acres of the .947 acre lot. Jon Lee with Barry Swenson Builder has requested that Lewis Tree
Service, Inc. survey the trees, currently growing on this property, to evaluate potential impacts to
these trees and provide recommendations for retention or removal. This report summarizes our

observations and evaluations.

Survey Method

This survey was conducted on 10/1/07 and consisted of the following steps:

1) Locating and assessing condition of each tree that will be affected by this project as per
the site plan provided by Barry Swenson Builder.

2) Identify each tree as to species.

3) Measure the diameters of the trunks at the point 54” above soil grade.

4) Evaluate condition of the tree on a 0-5 scale, where 0=Dead, 1=Poor, and 5=Excellent
Condition.

5) Noting any areas of structural weakness such as decay, cracks, poor crown configuration,
history of failure, etc.

The results of the survey are found in the attached tree survey form.

Description of Trees

Five trees were surveyed for this project, representing two species. The site plan in the exhibits
indicates the location of each tree.

This site has been used on several occasions as a staging area for road improvement related projects
in the Live Oak area. Final clean-up of the site on each occasion has resulted in soil disturbance,

Environmental Review Inltal St
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compaction and minor grade changes as observed from trees root crown height. All the trees are in
an un-maintained condition.

The Four Coast Live Oaks are in indigenous volunteers. The Japanese Cryptomeria is very likely a
planted exotic species from Japan.

The health and condition rating were based on a visual assessment of foliage quality, quantity,
presence of disease, and structure. Tree #4 was in fairly good condition (Rating 4); Trees #1 and #5
were in moderate condition (Rating 3); and Trees #2 and #3 were in poor condition (Rating 2).

Suitability of Preservation

Before evaluating the impacts that will occur during development, it is important to consider the
quality of the tree resource itself, and the potential for individual trees to function well over an
extended length of time. Trees that are preserved on development sites must be carefully selected to
make sure that they may survive construction impacts adapt to a new environment and perform well
in the landscape. Our goal is for long-term health, structural stability and longevity.

*Tree Health

Healthy, vigorous trees are better able to tolerate impacts such as root injury, demolition of existing
structure, changes in soil grade and moisture, and soil compaction that are non-vigorous trees.

*Structural Integrity

Trees with poor branch attachments and other structural defects that cannot be corrected are likely to
fail. Such trees should not be preserved in areas where damage to people or property could occur.

*Species Response

There is a wide variation in the response of individual species to construction impacts and changes
in the environment. For example, Redwood trees tolerate site disturbances relatively well compared
to Douglas Firs or California Live Oaks.

*Tree Age and Longevity

Old trees, while having significant emotional and aesthetic appeal, have limited physiological
capacity to adjust to an altered environment. Young trees are better able to generate new tissue and
respond to change.

Environmental Review Inital Study
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Evaluation of Impacts and Recommendations for Preservation

Appropriate tree retention develops a practical match between the location and intensity of
construction activities and the quality and health of trees. The tree survey form was the reference
point for tree condition and quality. Potential impacts from construction were evaluated using the
tentative map-site plan provided by Barry Swenson Builder.

Using this plan, the potential impacts from construction were assessed for each tree. The most
significant impacts to trees would occur as a result of the following:

e Grading and construction of the parking and roadways

¢ Constructing of the building pads.

Based upon our evaluation of this plan, we recommend preservation of tree #1. Preservation of this
tree is predicated on creation of a tree protection zone (see Tree Preservation Guidelines). Removal
is recommended for the remaining four trees. Trees #2 through #5 are recommended for removal
due to their existing location with respect to the proposed improvements. Transplanting is not
recommended due to the overall poor condition of each tree.

Preservation of Tree #1 will require the establishment of a tree protection zone as described in the
following guidelines for preservation. Extensive grading is anticipated to create the desired '
drainage for the parking, roadway and trash enclosure. However, due to the location of this tree and
condition rating, impacts are anticipated to be within tolerable levels if the recommendations in the
tree preservation guidelines are followed. :

If you have any further questions, please do not hesitate to call.

Sincerely,

Nathan Lewis
President; Certified Arborist, License #WE-1735A
LEWIS TREE SERVICE, INC.

Environmental Review Inital $t
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Tree Preservation Guidelines

The goal of tree preservation is not merely tree survival during development but maintenance of tree
health and beauty for many years. Trees retained on sites that are either subject to extensive injury
during construction or are inadequately maintained become a liability rather than an asset. The
response of individual trees will depend on the amount of excavation and grading, the care with
which demolition is undertaken, and the construction methods. These impacts can be minimized by
coordinating any construction activity inside the Tree Protection Zone.

The following recommendations will help reduce impacts to trees from development and maintain
and improve their health and vitality through the clearing, grading and construction phases:

1. Any plan affecting trees should be reviewed by the Consulting Arborist with regard to tree
impacts. These include, but are not limited to, improvement plans, utility and drainage
plans, grading plans, landscape and irrigation plans and demolition plans.

2. The Consulting Arborist will identify a Tree Protection Zone for trees to be preserved in
which no soil disturbance is permitted. For design purposes, the Tree Protection Zone shall
be defined by the drip line. If grading must encroach within the drip lines, the Consulting
Arborist will determine if a smaller Tree Protection Zone is possible.

3. Prior to demolition, the Consulting Arborist will meet with the Project Manager to outline a
Tree Fencing Plan, detailing the location of all protective fencing.

4. No underground services including utilities, sub-drains, water or sewer shall be placed in the
Tree Protection Zone.

5. Tree Preservation Notes should be included on all plans.

6. Any herbicides placed under paving materials must be safe for use around trees and labeled
for that use.

7. Irrigation systems must be designed so that no trenching will occur within the Tree
Protection Zone.

Environmental Review Inita
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Pre-construction treatments and recommendations

1. Prune the trees to be retained to clean the crown of dead, dying and weakly attached
branches. Ivy should also be removed from tree crowns and trunks. Pruning to create
clearance from proposed buildings and roadways is also required.

2. Fence all trees to be retained to completely enclose the Tree Protection Zone as determined
by the Arborist and Project Manager prior to demolition, grubbing or grading. Fences shall
incorporate metal stakes driven into the ground. Six-foot chain link fence is preferred in
areas of frequent activity or intense development. Orange plastic fencing is acceptable in
low-activity areas as approved by the consulting Arborist. Fences are to remain until all

grading and construction is completed.
3. Root crown restoration of soil level around base of trees.

4. Deep root fertilization using the following solution in a pattern of 18” intervals in a grid
pattern from Y% the tree’s drip line to 1.5 times the tree’s drip line.

** Romeo Greenbelt 22-14-24 — 3 - 5 pounds per 100 gallons of water
5. Installation of 4” to 6” layer of oak mulch within Tree Protection Zone.

Tree Protection During Construction

1. No grading, construction, demolition or other work shall occur within the Tree
Protection Zone. Any modifications must be approved and monitored by the Consulting

Arborist.

2. Roots greater than 1 inch in diameter which are encountered during grading or trenching
for utilities should be severed cleanly with a saw, rather than torn by grading equipment.

3. No excess soil, chemicals, debris, equipment or other materials shall be dumped or
stored within the Tree Protection Zone.

4. Maintain soil moisture throughout HOA and dry summer months using soaker hoses or

water tank, within Tree Protection Zones. Envlronmentagevlew lr:r:?tudy
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Any additional tree pruning needed for clearance during construction must be performed by a
Certified Arborist and not by construction personnel.

Qak Tree Pruning Specifications and Recommendations

o Prune for the removal of dead wood greater than %2 inch diameter.

o Prune for the removal of diseased, dying, crossing, broken or weakly attached limbs
(retaining all live interior foliage).

e Prune to reduce branch length and weight (load) without altering tree form.

Environmental Rgvlew Inital Stu
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Tree Survey Form

Suitability
Common Scientific Condition for
Tree# Name Name Size Condition Rating Preservation
Fair health,
California Quercus Multi-  poor
1 Live Oak agrifolia trunk  structure 3 Good
Fair health,
California Quercus poor
2 Live Oak agrifolia 12" structure 2 Poor
Cryptomeria Fair health,
Plume Jjaponica poor
3 cryptomeria 'Elegans'’ 16" structure 2 Poor
California Quercus Good health,
4 Live Oak agrifolia 12" fair structure 4 Poor
Good health,
California Quercus poor :
5 Live Oak agrifolia 8" structure 3 Poor
Environmental Review Inital Study
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Page 1 of 2

Lawrence Kasparowitz

From: Jon Lee [jlee@BarrySwensonBuilder.com]

Sent:  Thursday, February 28, 2008 10:51 AM

To: Lawrence Kasparowitz

Cc: apatel@BarrySwensonBuilder.com

Subject: FW: 17 and Brommer Apllication Number 07-0356 Bus Shelter

Larry,
Per our conversation, here is the email between Ayub and Tom Stickel regarding the bus shelter alteration.

Jon Lee
Development Project Mgr.

5300 Soquel Avenue, Suite 103

Santa Cruz, CA 95062

Phone: 831-475-7100, Fax: 831-475-4544
www.BarrySwensonBuilder.com

From: Ayub Patel

Sent: Monday, October 29, 2007 8:56 AM

To: Jon Lee

Subject: FW: 17 and Brommer Apllication Number 07-0356 Bus Shelter review GOOD NEWS

CHEERS!

Ayub Patel

Barry Swenson Builder

Phone (408) 938-6383

Fax (408) 287-2356
apatel@barryswensonbuilder.com

From: Tom Stickel [mailto:toms@scmtd.com]

Sent: Monday, October 29, 2007 7:28 AM

To: Ayub Patel '

Subject: RE: 17 and Brommer Apllication Number 07-0356 Bus Shelter review

Ayub,
METRO's Bus Stop Advisory Committee (BSAC) has approved your request for a modification of the

standard shelter, and placement of the shelter as proposed. Please make sure that the roof of the shelter
drains towards the back.

Thanks,
Tom Stickel
Environmental Review Inital
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Page 2 of 2

We are planning a re-submittal soon, and I'd like to know if you have been able to get some answers on this proposal. Could
you pls. let me know. I left a message w/your receptionist too. Thanks again.

Ayub Patel

Barry Swenson Builder

Phone (408) 938-6383

Fax (408) 287-2356
apatel@barryswensonbuilder.com

From: Tom Stickel [_mailto:toms@scmtd.com]

Sent: Tuesday, October 16, 2007 12:12 PM

To: Ayub Patel

Subject: Re: 17 and Brommer Apllication Number 07-0356 Bus Shelter review

Ayub,

The Supervisor that was assigned this task was out sick. I believe he has returned to work, and I will try
to get you an answer this week.

Thanks,

Tom Stickel

At 10:58 AM 10/16/2007, you wrote:
Hi Tom;

I wrote to you last week and had called too. I'm still waiting to hear from you on the results of your
meeting with the Bus Shelter Advisory Committee on Sept 27, 07. I understand from your
receptionist that you have been very busy and/or may not have an answer for me yet, but could
you pls. write me a brief response on status, so that I may know how to revise my site plan.
Thanks for your consideration.

Ayub Patel

Barry Swenson Builder

Phone (408) 938-6383

Fax (408) 287-2356
apatel@barryswensonbuilder.com
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT

701 OCEAN STREET, 4™ FLOOR, SANTA CRUZ, CA 95060
(831) 454-2580 FaAx: (831) 454-2131 TDD: (831) 454-2123

TOM BURNS, PLANNING DIRECTOR

NOTICE OF ENVIRONMENTAL REVIEW PERIOD
SANTA CRUZ COUNTY

APPLICANT: Green Valley Corporation

APPLICATION NO.: 07-0356
APN: 026-311-33

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

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

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

(Your project may have a significant effect on the environment. An EIR must
be 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 last day of the review period.

Review Period Ends: April 29, 2008

Lawrence KasparoWitz
Staff Planner

Phone: 454-2676

Date: March 26, 2008
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NAME: Green Valley Corp.
APPLICATION: 07-0356
APN: - 0206-311-33

NEGATIVE DECLARATION MITIGATIONS

A. 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.

B. 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.
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