Staff Report to the
Planning Commission Application Number: 09-0114

Applicant: County of Santa Cruz Agenda Date: 5/13/09
Owner: 56 Atkinson Lane Assoctates and Agenda Item #: 7
Bruce Lamb : '

APNs: 048-211-25 and 048-221-09 Time: After 9:00 a.m.

Project Description: Public hearing to consider a proposed Rezoning, General Plan
Amendment, Planned Unit Development (PUD) and Riparian Exception to allow a development
density of 20 dwelling units per usable acre on the project site as a by-right use for future
development. The proposed Rezoning would require any development on the parcel to provide a
minimum of forty percent of the total number of units as affordable to low- and moderate-
income households. The site contains a maximum of 10.0 usable (developable) acres equating to
a maximum of 200 dwelling units. The project proposes to rezone the parcels from “Single
Family, 6,000 square feet per unit (R-1-6)” to “Multi-Family Residential — 2,000 square foot
minimum parcel size, Regional Housing Need Site (RM-2-R)” with a PUD, and * Parks,
Recreation, and Open Space (PR)”, and to amend the General Plan to change the Land Use
Designation of the parcels from “Residential — Urban Low (R-UL)” to “Residential - Urban High
(R-UH)".

Location: The property is located between Atkinson Lane and Brewington Avenue outside the
City of Watsonville, in the Pajaro Valley Planning Area.

Supervisoral District: 4" District (District Supervisor: Tony Campos)
Permits Required: General Plan Amendment, Rezoning, PUD Permit, Riparian Exception

Staff Recommendation:

. Adopt the attached resolution recommending approval of this proposal and the attached
findings to the Board of Supervisors

Exhibits

A Resolution recommending approval C. Findings
of a General Plan Amendment, D. Assessor’s parcel map
Rezoning, Riparian Exception and £ Rezoning & General Plan
Planned Unit Development Permit, Amendment maps
to the Board

B. Planned Unit Development Permit

. County of Santa Cruz Planning Department
701 Ocean Street, 4th Floor, Santa Cruz CA 95060
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Owner: 56 Atkinson Lane Associates, Bruce Lamb

Parcel Information

APN 048-211-25
Parcel Size:
Existing Land Use - Parcel:

Existing Land Use - Surrounding:

Project Access:
Planning Area:

I.and Use Designation:
Zone District:

Coastal Zone:

APN 048-221-09
Parcel Size:
Existing Land Use - Parcel:

Existing Land Use - Surrounding:

Project Access:
Planning Area:

Land Use Designation:
Zone District:

Coastal Zone:

Environmental Inforimation

2.4 Acres

Single Family home, accessory structures
Residential, Vacant

Atkinson Lane

Pajaro Valley

R-UL(Residential, Urban Low Density)

R-1-6 (Single Family, 6,000 square feet per lot)
__ Inside _X _ Outside

14.4 Acres

Vacant

Residential, Commercial Agriculture
Brewington Avenue

Pajaro Valley

R-UL (Residential, Urban Low Denstty})

R-1-6 (Single Family, 6,000 square feet per lot)
__ Inside _X_ Outside

An Environmental Impact Report (EIR) has been prepared that addresses the environmental
concerns associated with this application. The Draft EIR was provided to your Commission in
March 2009, and 1s on file with the Planning Department.

Services Information

Urban/Rural Services Line:
Water Supply:
Sewage Disposal:
Fire District:
- Drainage District:

Background

_X_ Imside __ OQutside

City of Watsonville Municipal Utilities District
City of Watsonville Municipal Utilities District
Pajaro Valley Fire District

Zone 7

The proposal now coming before your Commission 1s the sixth and final candidate for
redesignation under the County’s higher-density rezoning program, which was created to meet
the requirements of the Housing Element of the County’s General Plan. The creation of the
Regional Housing Need “-R” Combining Zone District was the subject of several hearings in
2007 by both your Commission and the Board of Supervisors, and was created to address many
of the issues related to the program, including height, parking and lot coverage concessions. The
“-R” Combining Zone District also requires that a Planned Unit Development (PUD) be created
for each site. A PUD functions as a site-specific zoning ordinance, incorporating all the standards
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for site design, building placement, massing, etc. on a parcel, and provides a basis for recording
the environmental mitigation measures that accompany the rezoning.

Recognizing the challenges of developing at a density 20 unit/acre under the County’s typical
development standards, the “-R” Combining District provides development standards that reduce
required parking slightly and allow for taller structures and greater floor area ratios, among other
necessary accommodations. The “-R” Combining Zone, as adopted by the Board of Supervisors,
can be found in Sections 13.10.475 through 13.10.478 of the County Code, with additional
information on affordability requirements found in Sections 17.10.030 and 17.10.032.

One of the biggest challenges of this program is that state law (California Government Code
Section 65583.2) requires that development of sites rezoned through this program be allowed by-
right at the 20-unit-per-acre density, meaning that neither the residential use nor the density can
be changed following rezoning. In order to comply with these requirements, the CEQA analysis
must be done at the time of the rezoning, before a development application has been submitted.
As aresult, the PUD creates the framework of development standards and CEQA mmtigation
measures that will apply to and shape any future development on the property. As such, future
development proposals must comply with all provisions of the PUD, and developers will need to
demonstrate that their projects comply with the PUD. Additionally, under the “-R” Combining
District regulations, any future development proposal will be subject to a Level VII Design
Review Permit (requiring early notification of neighbors, public noticing, and public hearings
before both your Commission and the Board of Supervisors). That Design Review would focus
on two things — compliance with the PUD Permit and design issues such as site layout, finish
materials, landscaping, and programming details like parking management and CC&Rs. In the
event that a potential developer wishes to pursue a project that is not in compliance with a
particular aspect of the PUD, they would need to apply for a PUD amendment, an application
that would require additional environmental review and public hearings, and could be either
denied or approved by the Board of Supervisors after a recommendation from your Commission.

The item before you at this time includes a Rezoning, General Plan land use designation
amendment, adoption of a PUD Permit and a Riparian Exception for the reduction of a wetland
buffer and the implementation of certain required restoration activities and drainage
improvements within the wetland and buffer area. Each of these actions is a necessary piece of
the process for bringing this site into the “-R” Combining District and establishing the
development and environmental standards to ensure that future development will be appropriate
to the site given its various constraints.

To summarize, in the event that this application is approved, a developer would need to apply for
a Level VII Design Permit. As a Level VII review, the design permit would require early
notification (a meeting with the neighbors), and hearings both before your Commission and the
Board of Supervisors, allowing additional opportunity for public input into the final design of the
project. Due to the by-right nature of this project these hearings would need to focus on design
issues only, and could not address the use, density, or related environmental impacts of the
proposed development.
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Working with the City of Watsonville

This site lies directly adjacent to the City of Watsonville and is part of a larger area identified by
the City’s Measure U initiative as a future growth area for the City. The parcels subject to the
rezoning proposal currently lie within the County’s Urban Services Line, and are, under Measure
U, planned for annexation by the City no sooner than 2012. As a result of the location of this site
within the larger Measure U site, the Board of Supervisors entered into a Memorandum of
Understanding with the City of Watsonville to engage in a joint planning process for the area.
The City and County have been working together on the planning and review of this site over the
past two vears, and have developed a Specific Plan, which will govern development of the larger
site following annexation of this land by the City, the proposed PUD, which will govern
development within the County’s proposed rezoning site, and an Environmental Impact Report,
which analyzes impacts and identifies mitigations for the entirety of the planning area.

An important piece of the planning process for this site was the creation of a Technical Advisory
Committee (TAC) with members appointed by both the City and the County. The purpose of the
TAC was to provide guidance to staff regarding the creation of the PUD and Specific Plan,
which would in turn shape the EIR. Working with the TAC, staff and consultants were able to
identify land use plan options that offered different site configurations in terms of the locations
of roads, residential densities, and community parkland. The Board of Supervisors selected one
of these three options as the “project” to be analyzed in the EIR, and directed staff to include one
of the other options (which included an additional park site and reduced density on a portion of
the Phase 2 development area) as an alternative. The Draft EIR identifies the Board-selected
proposal as the environmentally superior alternative based on the fact that the more concentrated
development helps to limit agricultural impacts in the area by promoting infill over sprawl.

The proposal before your Commission at this time relates only to the two parcels selected by the
Board as candidates for rezoning. The additional Measure U area analyzed in the EIR is not
proposed for redesignation or development by the County, and will remain Commercial
Agricuitural land until such time as these uses are suspended in conjunction with annexation by
the City of Watsonville.

Project Setting

This site consists of two separate legal parcels, APNs 048-211-25 and 048-221-09 which lie on
either side of a wetland just outside the City Limits of the City of Watsonville. Parcel 048-211-
25 is the smaller of the two and is currently developed with a single-family home and associated
accessory structures and is accessed from Atkinson Lane. The larger parcel, APN 048-221-09
was historically used for agriculture but has not been farmed for many years, and is most easily
-accessed from Brewington Avenue. To the north of the site lies Atkinson Lane in the City of
Watsonville, to the south lies Brewington Avenue and Paloma Way in the City of Watsonville,
and to the east and southeast lies commercial agricultural land, currently producing strawberries.
The adjacent land uses found inside the city limits are residential ranging from single-family
medium density to multi-family higher density.

The site is generally flat, to gently sloping with a depression between the two parcels in the
location of the wetland, the majority of which lies in the southwest corner of APN 048-221-09.
The site is 16.8 acres in size and 10.0 acres are considered developable land. APN 048-211-25
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contains 1.3 acres of developable land, and APN 048-221-09 contains 8.7 acres of developable
land.

Proposed Zoning & General Plan Changes

Currently, the subject parcels both have a General Plan land use designation of R-UL
(Residential, Urban Low Density) and are zoned R-1-6 (Single-Family Residential, 6,000 square
feet per lot). The proposed redesignation would change the General Plan land use designation to
R-UH (Residential — Urban High) with a zone district of RM-2-R {Multi-Family Residential,
2,000 square foot minimum lot size, Regional Housing Need Site), for the developable portions
of both parcels, and a General Plan designation of O-U (Urban Open Space} and zone district of
PR (Parks, Recreation, and Open Space) for the wetland and buffer areas located on each parcel.
A total of 10.0 acres of this site are considered developable for the purposes of this application,
equating to a total of 200 homes at the proposed density.

As explained above, the Rezoning and General Plan Amendment for this property has been
suggested to meet the requirements of the County’s Housing Element, certified by the State
Department Housing and Community Development. The rezoning and General Plan amendment
meet the goals of the General Plan to provide sufficient housing to meet the County’s Regional
Housing Needs Assessment, and to promote development inside the Urban Services Boundary.

Site and Other Constraints that Guided the PUD Conditions

The PUD for this property was guided by the TAC process described above, and was developed
along side the Specific Plan written for the City. The mitigation measures incorporated into this
PUD are consistent with those suggested by the Draft FIR to address impacts and constraints
present on the properties.

Wetland

The wetland area located on this site is approximately 4.6 acres in size and includes a man-made
berm through the center, creating a small pond to the west of the berm. The EIR and PUD
require that the wetland be enhanced to improve wetland functions and values. Surveys
conducted for the EIR found that the wetland was occupied by the Western Pond Turtle, a
California Department of Fish and Game Species of Special Concern. No state or federally histed
threatened, endangered or species of special concern on the property, are known to occur within
the wetland. The PUD also includes mitigation measures for species that could potentially occur
on the property, and requires that the existing wetland habitat be enhanced to encourage any
existing wildlife populations.

Neighboring Residential Area

The PUD area is bordered on three sides by existing residential development. Both single-family
and multi-family uses are present, and the PUD includes requirements for setbacks, height
transitions, and building orientation to ensure that any new development fits in with existing
development in the surrounding area. Furthermore, the PUD and EIR also include mitigation
measures relating to the potential traffic generation of new development, and require
improvements to the Crestview Drive/Freedom Boulevard intersection as well as traffic calming
measures for surrounding neighborhood streets.
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Development Phasing

Because this site is made up of two parcels, one of which will include two phases of
development, and is also part of the larger Measure U site, the PUD addresses the phasing of the
development in some detail. The PUD requires that the development of APN 048-221-09 (the
larger of the two parcels) be conducted in two phases. The Phase 1 development area on this
parcel would be located primarily north of the wetland, and would include an interim agricultural
buffer from the Commercial Agricultural Land to the east as required by the County Code. When
the adjacent agricultural uses are suspended in conjunction with annexation actions by the City
of Watsonville, the area of the interim agricultural buffer could be developed as Phase 2.
Development of APN 048-211-25 (the smaller of the two parcels) is anticipated to occur as one
phase, either independently or in conjunction with adjacent land inside the City Limits.

Furthermore, the PUD allows for the two parcels to be developed independently, while still
ensuring that the fair-share of impact fees are paid and that all required environmental
mitigations are performed. Because this site could some day be annexed by the City of
Watsonville, and many of the off-site impacts occur within the City, the PUD includes conditions
to ensure that impact fees are appropriately shared between the City and the County.

Environmental Review

Environmental review has been conducted for the proposed project per the requirements of the
California Environmental Quality Act (CEQA). An EIR was prepared and released for comment
on March 9, 2009. The mandatory 45-day public comment period ended on April 22, 2009, with
comments received.

Your Commission received copies of the Draft EIR when the document was released for public
comment, and a Final EIR will be included with this proposal when the Board of Supervisors
reviews it. The comments received during the comment period focused primarily on the areas
discussed below.

The mitigation measures affecting the PUD area that were identified in the Draft EIR have been
incorporated into the PUD as Section IX. Staff may be required to modify these mitigations in
the PUD prior to review by the Board of Supervisors if changes are required in order to maintain
consistency between the PUD and the Final EIR. At this time, staff anticipates only minor
changes will be necessary, primarily related to the details of infrastructure and financing, but will
need to await the Final EIR before drawing any final conclusions.

Water Use and Supply

The Pajaro Valley is currently suffering from an overdraft of water resulting in seawater
intrusion along the western edge of the basin. Though the EIR analyzes an area that includes
active agricultural land, the primary water consumer in the basin, the two parcels included in the
PUD area currently have no active agricultural use, and therefore cannot off-set new
development with the removal of an existing agricultural water use. Development on the PUD
area would be required to pay the City of Watsonville Public Works and Utilities Department a
water off-set fee on a per-bedroom basis. This fee is collected by the City and used to fund the
change out of household fixtures within the water basin, thereby reducing water consumption.
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While there is an existing shortage of water in the Pajaro Valley, the problems are larger than
those that can reasonably be addressed by this project. Development in this area will do its fair
share requirement for water off-sets, and will, due to the density of development, consume less
water on a per-household basis than surrounding existing land uses.

Stormwater Management

The PUD and EIR require that the drainage from the Phase 1 development areas be configured
such that the run-off from these areas maintains its existing path of travel to the greatest extent
possible. The wetland on site will receive this runoff, as it does currently.

The Draft EIR and PUD require pre-treatment for all stormwater leaving developed portions of
the site and entering the wetland. Pre-treatment may include a combination of filtration through
swales, silt and grease traps, and over-land flows through the buffer area. Furthermore, the
design guidelines in the PUD include recommendations and requirements for Low-Impact
Design techniques that will help to reduce the amount of runoff from developed areas and will
improve the function of existing drainage features.

Traffic

Each phase of development will contribute to an increase in traffic volumes on local streets,
raising questions about the timing and implementation of proposed mitigation measures.

The PUD requires that each phase of development contribute its fair-share toward each of the
required improvements identified by the Draft EIR. A requirement to plan and build
improvements to the intersection of Freedom Boulevard and Crestview Drive will also apply to
the first developer to begin construction on APN 048-221-09 (the larger parcel) which will have
access from Brewington Avenue. Additionally, the PUD discusses how traffic impact fees would
be used to help finance other off-site improvements.

Biotic concerns
The Draft EIR evaluates potential impacts with regard to a number of biotic resources, with one
species being the Western Pond Turtle which is presumed to be present in the wetland area.

The PUD and Draft EIR include extensive mitigation for the Western Pond Turtle, if a viable
population is confirmed to be present on the site during a pre construction survey. The first
developer to apply for a Level VII Design Review Permit on the PUD area would be required, if
a viable turtle population is present, to develop a Habitat Enhancement Plan for the wetland arca
in conjunction with the required wetland restoration plan. That developer would then be
responsible for the implementation and monitoring of the plan until identified measures of
success were met. Based on the extensive restoration and enhancement activities identified by
the EIR, the document concludes that habitat for the Western Pond Turtle would be improved
following implementation of the required mitigation measures. Ultimately, the cost for biotic
work would need to be shared by owners of both properties
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Riparian Exception

As part of the environmental review for this project, a wetland delineation of the wetlands on the
property was conducted, and identified the feature as hydrologically isolated, meaning the US
Army Corps of Engineers does not have jurisdiction. A Riparian Exception to reduce the
required buffer to 50 feet in width has been included with this proposal. Through investigation of
this wetland, staff determined that the area outside the proposed buffer has been intensely
modified as an agricultural use, and continues to be managed by the land owner, the feature is
hydrologically isolated and impounds run-off water from adjacent urban areas, the feature is
surrounded on three sides by urban development, and is isolated from wildlife corridors by
agricultural and urban land uses. The reduction of this buffer area will not adversely impact the
wetland, and was therefore deemed appropriate. Through the restoration activities that are
required by the PUD and Draft EIR, the habitat value of the wetland will be improved through
the removal of non-native plant and animal species. Furthermore, the restoration will include the
ability of the Vector Control District to effectively manage the area for pests.

Other activities permitted with this Ripanian Exception include all restoration and habitat
enhancement work required by the PUD, which will aid in improving both the drainage and
habitat functions of the wetland.

Neighborhood Comments

Over the course of this project, neighbors have attended many public meetings with both the City
and the County. All TAC meetings were noticed and held as public hearings, and were generally
attended by between 10 and 30 members of the public. Also, two community workshops were
held during the Draft EIR comment period in order to ensure that the public had the opportunity
to ask questions about the document and understood the requirements for submitting comments
on the Draft EIR. Over 1000 houscholds were directly notified of these workshops, and
approximately 40 people attended cach one.

Over the course of this project, neighbors have expressed ongoing concerns over perceived
impacts to schools, water supply, community character, public services and utilities, area traffic
and the fiscal state of the City of Watsonville. A few citizens have also raised the 1ssue of
whether there is a need for affordable housing throughout the community. Overall, neighbors
have been opposed to the concept of development in general, and high density housing
specifically, despite its inclusion with Measure U as a targeted growth area for the City.

Because the City and County have been working jointly on this project, and because all
neighboring residential land lies inside the City hmits, City staff has received a larger amount of
the correspondence and comments from neighbors. Several neighbors did provide comments
during the Draft EIR comment period, and those letters will be included with the Final EIR when
it is reviewed by the Board of Supervisors.

Conclusion

At the time that the “-R” Combining District was created and sites were chosen by the Board for
this program, all invelved recognized that formal designation of these sites would be challenging
— due to the by-right component, the lack of a formal development proposal to accompany the
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rezoning, and the density of the housing required by State law. In spite of those concems, staff
believes that we have drafted a PUD that carefully balances the policy mandate of this program,
the constraints of the site, the character of the community, and the requirements of the County’s
General Plan to the greatest extent possible. Please see Exhibit C ("Findings") for a complete
listing of findings and evidence related to the above discussion.

The complexities inherent in a project of this size that affects two jurisdictions have contributed
to the lengthy timeline needed to complete the processing of this site. We believe this planning
process has been improved by our cooperation with the City of Watsonville, and the extent of
public involvement, and feel confident that the Final EIR will adequately address all the potential
impacts from development not only of the PUD area, but of the larger Measure U area as well.
Though your Commission has not been able to review the Final EIR, the big picture planning
issues were captured in the Draft EIR and have been thoroughly incorporated into the PUD
before you at this time.

As proposed, the project is consistent with all applicable codes and policies of the Zoning
Ordinance and General Plan. Please see Exhibit C ("Findings") for a complete listing of findings
and evidence related to the above discussion. The PUD addresses the constraints and concessions
intrinsic to this density of development in this location. Staff has worked with the City, the
neighbors, the TAC and consultants to identify the issues that are likely to present themselves
when a development project is built on this site and 200 new homes are added to the area.

Staff Recommendation
o Hold a public hearing on this item, and
o Adopt the attached resolution recommending approval of the Findings, General Plan

Amendment, Rezoning, Riparian Exception and Planned Unit Development Permit to the
Board of Supervisors.

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

Sarah Neuse Glenda Hill, AICP

Planner Iii Principal Planner




BEFORE THE PLANNING COMMISSION OF THE
COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA

RESOLUTION NO.

On the motion of Commissioner:
Duly seconded by Commissioner:
The following resolution is adopted:

RESOLUTION RECOMMENDING ADOPTION OF REZONING, GENERAL PLAN
AMENDMENTS, AND PLANNED UNIT DEVELOPMENT, TO CHANGE PARCELS (APNS
048-211-25 and 048-221-09) FROM RESIDENTIAL, URBAN LOW DESIGNATION TO HIGH

DENSITY RESIDENTIAL DESIGNATION WITH A PUD

WHEREAS, the Housing Element of the Santa Cruz County General Plan was adopted by
the Board of Supervisors in November of 2006 and certified by the State of California Department
of Housing and Community Development in December of 2006; and

WHEREAS, one of the goals of the County General Plan, and more specifically the Housing
Element, is to designate sufficient land to be developed at a density prescribed by the State of
California to fulfill our obligation for low- and very-low-income households; and

WHEREAS, Programs 1.1 Rezoning Program (20} units per acre) and 1.2 Selection and
Rezoning of Sites of the Housing Element call for the rezoning of 30-32 acres of land to be
developed at a density of 20 units per developable acre as a by-right use; and

WHEREAS, the Board of Supervisors, in order to implement the Housing Element’s
rezoning program, established the Regional Housing Need ““-R” Combining Zone District with the
purpose to “...increase the supply of affordable housing by designating sites for development at 20
units per acre in order to meet the requirements of the Regional Housing Needs Allocation...”; and

WHEREAS, the Board of Supervisors identified several sites encompassing 30-32 acres m
total as candidates for rezoning to the Regional Housing Need “-R” combining zone district,
including the housing site between Atkinson Lane and Brewington Avenue, APNs 048-211-25 and
048-221-09, also known as the Atkinson Lane Site (“Site”); and

WHEREAS, the designation of higher density housing on the Site requires the General Plan
land use designation be changed to allow the higher density, a Planned Unit Development to
establish the basic development standards and incorporate CEQA mitigations for future by-right
development on the site, and a rezoning to identify the site as one of the Regional Housing Need
“-R” sites and as a multifamily residential site; and

WHEREAS, the Planning Commission finds that the required Findings for a Planned Unit
Development Permit, as set forth in County Code Sections 18.10.230 and 18.10.183, to establish
development standards and incorporate environmental mitigation measures can be made as
attached; and

WHEREAS, the Findings for a Riparian Exception to reduce the required wetland buffer
from 100 feet to 50 feet, and to permit certain restoration-related construction activities in the
riparian area of the wetland on site can be made as attached; and

Exhibit A
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WHEREAS, the Planning Commission has held a duly noticed public hearing and has
considered the proposed Rezoning, General Plan Amendment, PUD and all testimony and evidence
received at the public hearing; and

WHEREAS, the Planning Commission finds that the proposed General Plan Amendments
will be consistent with the policies of the General Plan and other provisions of the County Code, is
appropriate to the level of utilities and community services available to the property, is necessary to
fulfill the County’s Housing Element of the General Plan, and is in compliance with the provisions
of the California Environmental Quality Act.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission hereby finds that
the proposed Rezoning, General Plan Amendments, and PUD serve a public benefit; and

BE IT FURTHER RESOLVED, that the Planning Commission recommends the proposed
rezoning set forth in Attachment 1 to Exhibit A, a General Plan Amendment to change the land use
designation for APNs 048-211-25 and 048-221-09 from Residential, Urban Low Density to
Residential, Urban High Density, the Planned Unit Development Permit, Development Permit and
Riparian Exception Findings as set forth in Exhibit C, and the PUD set forth in Exhibit B,
understanding that minor changes may be necessary to maintain consistency with the Final EIR, and
incorporated herein by reference, be adopted by the Board of Supervisors.

PASSED AND ADOPTED by the Planning Commission of the County of Santa Cruz,

Califormia, this day of , 2009 by the following vote:
AYES: COMMISSIONERS
NOES: COMMISSIONERS

ABSENT: COMMISSIONERS
ABSTAIN: . COMMISSIONERS

Chairperson
ATTEST:
Secretary
APPROVED AS "I:}O FORM:
1 ! 1

County Coun

Ce: County Counsel
Planning Department
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ORDINANCE NO.

ORDINANCE AMENDING CHAPTER 13.10
OF THE SANTA CRUZ COUNTY CODE
CHANGING APNS 048-211-25 AND 048-221-09 FROM THE R-1-6 ZONE
DISTRICT TO THE RM-2-R AND PR ZONE DISTRICTS

The Board of Supervisors of the County of Santa Cruz ordains as follows:
SECTION I

The Board of Supervisors finds that the public convenience, necessity and general
welfare require the amendment of the County Zoning Regulations to implement the
policies of the County General Plan regarding the property listed in Section III of this
ordinance; finds that the zoning established herein is consistent with all elements of the
Santa Cruz County General Plan; and finds and certifies that all environmental
regulations specified in the California Environmental Quality Act, the State and County
Environmental Guidelines, and Chapter 16 of the County Code have been complied with
by the preparation and certification of an Environmental Impact Report for the project. -

SECTION 11

The Board of Supervisors hereby adopts the recommendations of the Planning
Commission for the Zoning Plan Amendment as described in Section II1, and adopts their
findings in support thereof without modification as set forth below:

1. The proposed zone district will allow a density of development and types of
uses which is consistent with the objectives and land use designations of the
adopted General Plan; and

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

3. The proposed rezoning is necessary to provide for a community-related use
which was not anticipated when the Zoning Plan was adopted.

SECTION 111

Chapter 13.10, Zoning Regulations of the Santa Cruz County Code is hereby amended by
amending the County Zoning Plan to change the following property from the existing
zone district to the new zone district as follows:

EXHIBIT, A -
2 ATTACHMENT 1




APN Recorded Zoning

New Zoning

048-211-25 R-1-6

RM-2-R, PR

048-221-09 R-1-6

RM-2-R, PR

SECTION IV

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

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

CHAIRPERSON, BOARD OF SUPERVISORS

ATTEST:
Cletk of the Board

APPROVED AS TO FORM: / /f/&/t&/ /\/[/bm\ / . 4

Clodnty Counsel -

Copies to: Planning
County Counsel
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Atkinson PUD
4/24/2009
ORDINANCE NO.

ORDINANCE GRANTING A PLANNED UNIT DEVELOPMENT AS ALLOWED BY SANTA
CRUZ COUNTY CODE RELATING TO ESTABLISHMENT OF DEVELOPMENT STANDARDS
FOR APNS: 048-211-25, 048-221-09

The Board of Supervisors of the County of Santa Cruz ordains as follows:
SECTION I

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

SECTION I

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

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

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

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

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

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

6. That the combination of different dwelling and/or structure types and the variety of land uses
in the development will complement each other and will harmonize with existing and
proposed land uses, structures, and the natural environment in the vicinity.

7. That the degree of departure from the required development and density standards is roughly
proportional to the benefits provided to the neighborhood and/or the community in which the
Planned Unit Development ts located.
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8. That the proposed development is consistent with the General Plan/Local Coastal Program
Land Use Plan.

SECTION 111

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

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

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

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

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

5. That the proposed project will complement and harmonize with the existing and proposed
land uses in the vicinity and will be compatible with the physical design aspects, land use

intensities, and dwelling unit densities of the neighborhood.

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

SECTION IV

This ordinance shall become effective 31 days after adoption.

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

AYES: SUPERVISORS
NOES: SUPERVISORS
ABSENT: SUPERVISORS
ABSTAIN: SUPERVISORS
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Chairman of the Board of Supervisors

Attest;

Clerk of the Board

3 EXHIBIT. B
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EXHIBIT A

Planned Unit Development
Conditions of Approval

Property located between Atkinson Lane and Brewington Avenue,

in the Pajaro Valley Planning Area.
APNs: 048-211-25, 048-221-09

Atkinson Lane Site

Brewington
Extension

Phase 2
Development Area

Phase t
Development Areas

Legend
| ——— Streeis
D Assessors Parcels

D Atkinson Site

City of Watsanville
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EXHIBIT B

Planned Unit Development
Conditions of Approval

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

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

This 16.8 acre site contains 10.0 useable (developable) acres, 1.3 acres on APN 048-211-25 and 8.7
acres on APN 048-221-09, equating to a total of 200 dwelling units, 26 on APN 048-211-25 and 174
on APN 048-221-09, of these, 30 total affordable units are required under County Code Section
17.10.030(b)(1), 3 plus an in-lieu fee for 0.9 of a unit on APN (48-211-25, and 26 plus an in-lieu fee
for 0.1 of a unit on APN 048-221-09, and 51 total affordable units are required under County
Code Section 17.10.030(b)(6}, 7 on APN 048-211-25 and 44 on APN 048-221-09. Development of
this site is by-right in that the use and density for the site arc not discretionary. A Level VII design
review hearing is required.

I) General Site Standards

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

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

1) Circulation and Parking Requirements

(a) Parking requirements.

(i) 1.5 spaces per studio or one-bedroom unit;
(i1) 2.0 spaces for two-bedroom unit;

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

(v) An additional 20% of the total number of parking spaces to accommodate guest
parking.
(vi) The Board of Supervisors, as part of the Design Review Permit, may consider a

reduction to the required on-site parking standard above. Any request shall
include an on-site parking management plan prepared by a traffic engineer.
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{vii) The maximum number of required parking spaces that may be compact in size
shall be as specified in County Code Section 13.10.553 (e) or its successor
ordinance.

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

(b) Circulation Requirements. Primary access through the PUD area will be provided via
a collector street that will extend north from Brewington Avenue to be constructed by
the developer of the Phase I Development Area. An emergency-only access road
through APN 019-236-01 will serve both the Phase I and Phase 2 Development Areas
on APN 048-221-09. An access road from Atkinson Lane along the existing vehicular
easement leading to the PG&E site will provide access to APN 048-211-25.

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

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

e 52 feet for Brewington Avenue extension (Collector Street): from east to west,
6-foot sidewalk, 8-foot parking shoulder, 4-foot bike lane, two 12-foot travel
lanes, 4-foot bike lane, and 6-foot sidewalk (eastern sidewalk to be
constructed only after removal of the interim agricultural buffer)

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

e 12 feet for the temporary emergency-only access through APN 019-236-01 to
APN 048-221-09

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

(d) Bicycle Storage. A minimum of one lockable storage space for bicycle storage shall
be provided for each dwelling unit. This lockable storage space may be located within
a larger exterior storage area provided for the unit, or in a garage.

(e) Accessibility. Developments must meet accessibility requirements of Title 24 of the
Building Code or successor code in effect at the time the Building Permit application
is submitted. :

() Accessible parking shall be provided consistent with California State Law.
This applies to the design and location of parking spaces, number of accessible
spaces provided, and accessible path of travel through the development and to the
public right-of-way.

2) Requirements for Structures

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

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

2
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(1) To reduce bulk and mass, efforts shall be made to provide articulation and
architectural features and to provide a transition from the adjacent properties.
This transition shall be achieved by the following:

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

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

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

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

3) Site Standards

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

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

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

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

o West: 5 feet from 32-foot wide access roadway, located along the
existing vehicular easement

e East: outside 50-foot wetland buffer
e South: 10 feet
(i) APN 048-221-09, located north and east of the wetlands

e Phase 1Development Area:
1. North: 15 feet for 2 story structures, 20 feet for 3 story structures
2. West: outside 50° wetland butfer
3. East: outside interim agricultural buffer
4. South: outside 50 wetland buffer

e Phase 2 Development Area:
3
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1. North: 15 feet for 2 story structures, 20 feet for 3 story structures

2. West: outside 50° wetland buffer

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

4. South: 15 feet

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

(c) Wetland Area. A riparian exception approving a buffer of 50 feet from the edge of the
delineated wetland area on the property is included with the adoption of this PUD.
Inside this buffer limited activities will be permitted, including placement of
interpretive signage and the execution of ecological restoration activities including
the removal of exotic plant species and establishment of native species. No lighting
will be placed within the riparian buffer.

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

(i) A Riparian Exception is granted by this PUD for the encroachment, installation,
and maintenance of drainage outlets and energy dissipaters under the following
conditions:

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

e Prior to issuance of the building permit for the first permanent structure,
drainage plans complying with the requirements of this PUD, particularly
those related to runoff-reduction and Low Impact Design guidelines, shall be
reviewed and approved by both DPW Drainage and Environmental Planning,

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

(d) Stormwater Management. Consistent with Section IX.G. MM 3.8-1a and MM 3 8-
1b, development in the PUD area will utilize the wetland for stormwater retention,
and the developer or developers of Phase I shall be responsible for the construction of
a temporary detention basin, located in the Phase 2 Development Area, to mitigate the
increase of stormwater runoff from the PUD area. The temporary detention basin
shall be sized appropriately to accommodate run-off generated by the development of
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Phase 1 of the PUD area. The Developer of the Phase 2 Development Area shall be
responsible for the design and construction of a drainage system sufficient to limit run
off to predevelopment levels for a range of storm events up to the 25 year storm
event. The application of appropriate erosion control measures at this location shall
be required.

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

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

e Enhancing treatment of off-site flows

e Providing vegetated swales for water quality treatment

e Designing for large event flood control

e Incorporating landscape features that enhance water quality; and

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

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

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

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

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

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

(g) Site Planning, The following guidelines shall be used in evaluating a development
proposal during the Level V1l Design Review Permit process.

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

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

(i1) Varied building heights are encouraged, both to provide visual interest and give
the appearance of a collection of smaller structures. Building heights at the edge
of the subdivision should be considered within the context of the project’s
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surroundings, the adjacent uses, and should create a transition from the heights
of adjacent existing residential development rather than form abrupt height
changes. Section 1.B.2.a(ii) addresses this concept in further detail.

(1v) Arrange unit types to provide a logical transition between existing
neighborhoods and higher density portions and provide complete consistent
streetscapes along existing street frontages.

(v) Orient buildings and assoctated improvements to minimize noise, light, glare,
and other visual impacts to adjacent residential neighborhoods.

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

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

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

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

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

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

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

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

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

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

(xvii)Common spaces should incorporate play equipment for children and adults that
are sized to accommodate the anticipated level of use and located such that they

are safe and observable from adjacent areas.

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

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

(11} Providea vai‘iety of architectural styles using high quality architectural
materials.

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

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

(v) Incorporate energy-efficient building siting standards and materials.

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

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

(viii) Flat roofs are strongly discouraged.

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

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

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

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

Materials and Color. The following guidelines shall be used in evaluating a
development proposal during the Level V1I Design Review Permit process.

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

(ii) Color should be used as an important design element and should be natural or
muted tones. Appropriate use of more than one predominant paint color 1s
encouraged. Compatible accent colors are encouraged to enhance important
building elements.

(iii) Painted surfaces should use colors that reinforce architectural concepts and are
compatible with natural matenials such as brick or stone.
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(iv)

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

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

development proposal during the Level VII Design Review Permit process.

)
(ii)
(ii)

(iv)

)
(vi)

(vii)

(viii)

All developable site areas not covered by structures, walkways, driveways or
parking spaces shouid be landscaped.

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

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

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

Use drought tolerant, native landscaping and dnip irrigation 1s encouraged in
common area landscaping.

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

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

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

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

@

(i)

(iii)

(iv)

)

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

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

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

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

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

IT) Project Review

A) Entitlements. All entitlements, with the exception of the building permit application review
shall be processed concurrently at Level VI, subject to the processing provisions of
13.20.100, 18.10.210, 18.10.332, and 18.10.211.
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B) Tentative Map. If a Tentative Map approval is required, it must be included in the
application. A Residential Development Permit, as required by Section 13.10.323(d)(1)(A),
is not required.

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

C) Phasing. In the event that the PUD site is developed as multiple phases, the following
requirements shall apply:

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

2) An emergency access point off of Atkinson Lane will be required, through APN 019-236-
01, for the development of APN 048-221-09. This emergency access may be abandoned
at such time as Brewington Lane is connected to Atkinson Lane with the annexation and
development of the adjacent parcels to the east by the City of Watsonville.

3) The development of APN 048-221-09 will also require the construction of the
Brewington Extension roadway and the extension of the south-bound left-turn pocket at
Crestview Drive/Freedom Boulevard intersection required by Section IX K. of this PUD

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

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

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

1IT)  Affordability and Financing

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

B) Financial Liability

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

C) Participation Agreement

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

D) Infrastructure

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

(a) The payment of all applicable County impact fees and any additional fair-share costs
for required improvements identified in Section IX of this PUD.

(i) The County shall credit the development of off-site traffic improvements
installed by the developer (such as the southbound left tum pocket at Crestview
Drive and Freedom Boulevard required of the first developer on the project site)
toward the payment of required TIA impact fees. '

(b) Impact fees, with the exception of the Childcare impact fee, shall be held by the
County in trust for future off-site improvements in the area.

(i} TIA fees shall be provided to the City to address the project’s fair share of cost
for traffic improvements within the City Limits, as required by the EIR.

(i) Park Impact fees shall be provided to the City provided the City begins
annexation of the adjacent parcels by 2020, and commits to the construction of
the extension of Crestview Park as outlined in the Atkinson Lane Specific Plan.

(itf) Drainage Impact fees shall be provided to the City provided the City begins
annexation of the adjacent parcels by 2020, and commits to the construction of
the drainage improvements called for in the Atkinson Lane Specific Plan.

E) Financing

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

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

(i) If the above condition is not met, the County shall, in the case of an application
for the development of an affordable rental project, create a Payment In Lieu of
Taxes program to meet the funding gap associated with the development.
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IV)  Design Review

A) Public Hearings

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

(a) Requests for a time extension for the Design Review Permit shall be processed as a
Level 111 permit review. The permit may be extended for one year up to five (5) times
for a total permit life of eight years.

B) Development Standards

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

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

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

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

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

C) Minor Variations

1) Minor variations to this permit that do not affect the overall concept or density may be
approved by the Planning Director at the request of the applicant or staff, as a Level 111
permit.

D) Level VII Design Review Submittal Requirements
1) Preliminary Architectural and Site Plans

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

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

{a) Submit proof of authority to build the required emergency access road on APN 019-
236-01 as specified in PUD Sectton I1.C.2.

(b) Submit preliminary engineered improvement plans to the Planning Department for all
roads, curbs and gutters, storm drains, erosion control, and other improvements
proposed or required by this PUD. Form and content of the plans shall meet the
standards established by the Planning Department for multi-family residential
application submittal,

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

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

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

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

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

o For the first project applicant, the design of the southbound left-turn pocket
from Freedom Boulevard to Crestview Drive shall be submitted, in
compliance with Section IX.K. 3.13-11.

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

3) A sign plan indicating the location and size of all signs on the site shall be submitted. The
signs shall be consistent with the provisions of this PUD.
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4) A current water will-serve letter from the City of Watsonville Public Works and Utilities
Department shali be submitted to the Planning Department.

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

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

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

(a) The Local Agency Formation Commission (LAFCo) approval of an annexation into
the Sanitation District, or extraterritorial sewer service, will be required prior to the
i1ssuance of a will-serve letter.

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

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

V) Final Map Requirements and Timing.

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

A) Drainage. Final engineered drainage details shall be submitted to the County Planning and
Public Works departments for both on- and off-site drainage work. Drainage plans for Phase
I shall show the temporary detention basin designed with sufficient capacity to address the
drainage impacts identified by the EIR and included in Section IX of this PUD. Drainage
from road improvements shall be filtered and released into the new drainage system. A
Construction Activities Stormwater General National Pollution Discharge Elimination
System (NPDES) Permit shall be obtained form the State Water Resources Control Board.

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

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

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

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

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

F) Fees. All applicable in-lieu fees shall be paid.

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

2) Unless otherwise satisfied by meeting the requirements of County Code Chapter 15.04 or
its successor ordinance, Child Care Development fees shall be paid for each dwelling
unit. The fees in effect at the time of filing of a Final Map, if applicable, shall be paid.

3) Transportation improvement fees shall be paid for each dwelling unit. The fees in effect
at the time of filing of a Final Map, if applicable, shall be paid. A credit may be allowed
for installation of improvements off-site that are part of the Capital Improvement
Program.

4) Roadside improvement fees shall be paid for each dwelling unit. The fees in cffect at the
time of filing of a Final Map, if applicable, shall be paid. A credit may be allowed for
mstallation of improvements off-site that are part of the County’s or City’s Capital
Improvement Program.

Building Permit Requirements and Timing.

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

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

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

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

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

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

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

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

D) Submit proof that the conditions of all required permits (such as Design Review, Tentative
Map} and all required Declarations of Restriction and Statements of Acknowledgment
including those required by Section IX.A. MM 3.2-2¢ and Section IX.F. MM 3.7-10 have
been recorded in the official records of the County Recorder.
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E) All applicable in lieu fees shall be paid, if not paid at the time of the filing of the Final Map.

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

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

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

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

5) Fair-share fees toward road improvements required by Section IX.K of this PUD shall be
paid by the developer at the time of Building Permit issuance, and shared between the
County and the City of Watsonville in accordance with the conditions of Section V.E. of
this PUD.

6) 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 said school district in which the project is
located at the time of building permit issuance. The applicant/developer is advised that
the development may be subject to inclusion in a Mello-Roos Community Facilities
Dastrict.

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

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

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

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

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

improvements may be required. o
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J) Final engineered plans shall be submitted complying with all requirements and standards of
the City of Watsonville Water Department.

K} The developer shall enter into an Affordable Housing Participation Agreement.

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

VII) Construction Phase Requirements

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

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

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

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

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

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

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

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

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

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

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

H) The applicant shall designate a disturbance coordinator and a 24-hour contact number shall
be conspicuously posted on the job site. The disturbance coordinator shall record the name,
phone number, and nature of all complaints received regarding the construction-site. The
disturbance coordinator shall investigate complaints and take remedial action, if necessary,
within 24 hours of receipt of the complaint or inquiry.

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

VIII) Mitigation Monitoring Program

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

1X) Mitigation Measures

Continued on the following pages.
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Application #: 09-0114
APNs: 48-211-25, 048-221-09
Owners: 56 Atkinson Lane Associates, Bruce Lamb

Planned Unit Development Permit Findings

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

This finding can be made in that the proposed RM-2 (Multi-Family Residential, 2,000 square foot lot
size) Zone District indicates areas appropriate for residential use that are inside the Urban Services Line
and have a full range of urban services, which is the case for this site. Additionally, this site was selected
in accordance with County Code Section 13.10.476, the Regional Housing Need “-R” Combining Zone
District, which requires the 20-unit per acre density, location within the Urban Services Line, and
affordability requirements proposed for this site and supported by the PUD. The incentives and
concessions contained in Section 13.10.477(b) 3 also apply to this site and include three-story, 37’
structure height, adjusted parking requirements, eliminated lot coverage and floor area ratio, and
adjusted standards relating to the distribution, size, and amenities provided for affordable housing units
built on this site.

The PUD provides the mechanism to ensure that future by-right development on each of these parcels,
as required by Section 13.10.478, complies with the development standards included in the EIR
conducted for the proposed Rezoning, General Plan Amendment, and Riparian Exception included with
this PUD proposal.

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

This finding can be made in that the proposed project site is adjacent to existing residential properties,
and the site is well-suited to development being inside the Urban Services Line and having a generally
flat to gently sloping elevation over the entire area. The project will be connected to existing sewer and
other utilities, Furthermore, the project has undergone an environmental review that has identified and
mitigated any impacts this project might have on the immediate vicinity or on the larger environment as
a whole. The County maintains standard permit conditions that reguiate construction practices in an
effort to minimize construction impacts on neighbors, and all construction will comply with the
California Building Code in place at the time of Building Permit issuance.

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

This finding can be madc in that the proposal has been processed with appropriate noticing for each of
the public hearings required for a rezoning and General Plan Amendment. Notices for the Public
Comment Period during Environmental Review were posted in two locations on the site, as were notices
of the Planning Commission Hearing. The EIRwas publicized according to the standard practices, and a
legal ad was published in local newspapers, advertising the Planning Commission Hearing. Property
owners within 300 feet and residents within 100 feet were noticed by mail for the Planning Commission
Hearing. The same procedures will be used for noticing the Board of Supervisors Hearing, with mail
notices to neighboring owners and residents, along with public notice in the local newspapers.
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4, That the standards of dwelling unit density, site area and dimensions, site coverage, yard
spaces, heights of structures, distances between off-street loading facilities and landscaped
areas will produce a development that is compatible with and integrated into the surrounding
built and natural environment consistent with the objectives of the County Code.

The PUD requires that the buildings adjacent to existing homes incorporate step-back heights and
maintain a smooth transition in height. Additionally, the PUD requires that new development connect to
the existing street grid and maintain a consistent road width and streetscape. The surrounding
development in this location is primarily residential, and therefore easily compatible in terms of use.
Landscaping requirements will apply to the street frontage, making the road improvements match those
existing on adjacent existing roads.

Finally, the Level VII Design Review permit required for any future development ensures that
compatibility of design and appropriate integration into the neighborhood will be provided.

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

This finding can be made based on the traffic study conducted in conjunction with the preparation of the
EIR identified mitigation measures necessary to improve local intersections to ensure an acceptable
level of service. The PUD requires that future development on the site meet the off-street parking
requirements of the Regional Housing Need “-R” Combining Zone District. The parcel will be served by
the City of Watsonville Public Works and Utilities Department for water and sewer connections, and the
EIR indicates that these services are available with sufficient capacity to accommodate development of
the PUD area.

6. That the combination of different dwelling and/or structure types and the variety of land uses
in the development will complement each other and will harmonize with existing and
proposed land uses, structures, and the natural environment in the vicinity.

This finding can be made in that the subject parcel will be developed with attached two- and three-story
homes, which will share parking and open space amenities on site and, as the site will be developed
exclusively as a residential project, will harmonize with the existing residential uses surrounding the
site. While the developed density will be greater than that of adjacent development, sufficient parking on
site, and multiple design considerations including the setbacks, height transitton, and appropnate
connections between uses will help to ensure that any new development looks and feels like an integral
piece of the neighborhood. '

As the only land use in the development will be residential, and the surrounding neighborhood is
residential, the uses will not likely be in conflict. Furthermore, considerations were included for
managing parking for the project on site rather than on local roadways, which are already extensively
used for parking.
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7. That the degree of departure from the required development and density standards 1s roughly
proporticnal to the benefits provided to the neighborhood and/or the community in which the
Planned Unit Development is located.

This finding can be made in that this site and PUD provide for an increased amount of affordable
housing, while the departures from the standards of the Regional Housing Needs Combining Zone
District are related to physical constraints on this site and are necessary for a superior design and a
project as appropriate to the existing neighborhood as possible. These departures include a change in the
maximum allowable height of buildings to 37 feet, in order to accommodate the slight grade of the site,
the conditions related to phasing of development on the site, and all the requirements related to drainage,
wetland restoration, and biotic concerns, which address the wetland on the property.

Finally, due to the Level VII design permit required for any future development, the opportunities to
ensure a superior site and architectural designs are greatly increased.

8. That the proposed development 1s consistent with the General Plan/Local Coastal Program
Land Use Plan.

This site is one of the six selected to fulfill the County’s obligations under the Housing Element of the
General Plan. This finding can be made in that the adoption of this PUD directly implements the County
General Plan and is consistent with both its intent and letter. The General Plan Land Use Designation
will be changed from the Current R-UL (Residential - Urban Low) to R-UH (Residential - Urban High),
and the proposed PUD and rezoning will be consistent with the limitations of that Designation in the 20-
unit-per-acre density required on the site.
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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 surrounded by full urban development
on three sides, and is located inside the County’s Urban Services Line. Any physical constraints to
development have been mitigated through the requirements included with the PUD and EIR. Any future
construction will comply with prevailing building technology, the California Building Code, and the
County Building ordinance in place at the time of construction to ensure the optimum in safety and the
conservation of energy and resources.

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 use of the property will be residential, unit densities will meet the
standards for the RM-2-R (Multi-family Residential - 2,000 square feet minimum — Regional Housing
Need site) zone district where the project will be located, and the PUD requires a transitional height area
between the project and the adjacent existing residential uses, and mitigations for traffic, drainage, and
other impacts on the site.

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.

The proposed residential PUD is consistent with the proposed General Plan Land Use Designation of R-
UH (Residential - Urban High), and implements the Housing Element of the General Plan. The EIR
reviewed and evaluated issues associated with all of the elements including Circulation, Conservation
and Open Space, General Design, Safety and Noise, and Parks, and found that most impacts could be
mitigated to a less than significant level. The Statement of Overriding Consideration addresses the
cumulative water supply impacts, which could not be mitigated due to on-going overdratt in the Pajaro
Basin. Therefore, the proposal is consistent with the General Plan. There is no Specific Plan in place for
this area 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 site is served by full urban level services, and the level of
additional traffic generated by the proposed project has been analyzed in the EIR and will be mitigated
to a less-than-significant level through the requirement for impact fees and construction of certain
improvements prior to occupancy of the units. Therefore, the proposed increase will not adversely
impact existing roads and intersections in the surrounding area.

EXHIBIT; Can

4 Exhibit C




Application #: 09-0114
APNs: 48-211-25, 048-221-09
Owners: 56 Atkinson Lane Associates, Bruce Lamb

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 this site lies within the Urban Services Line, and that the structures
built here will be sited and designed to be visually compatible, in scale with, and integrated with the
character of the surrounding neighborhood. Any proposed development will be compatible with the
architecture in the neighborhood, as ensured by the Level VII Design Review process.

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 any future development proposal for this site is required to obtain a
Level VII Design Review Permit, which will ensure that all the stipulations of this PUD and all the
County’s Design Guidelines are implemented on site.
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Riparian Exception Findings

1. That there are special circumstances or conditions affecting the property;

The special circumstances affecting this property relate to the nature and condition of the freshwater
marsh and seasonal wetland. The wetland is a man-made abandoned agricultural pond, located m an
area that has been intensively modified through previous agricultural operations. It is an isolated
impoundment that is removed from local and regional wildlife corridors, and is not under the Army
Corps of Engineers jurisdiction. The wetland is surrounded on three sides by existing urban
development and is primarily fed by urban runoff.

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

The Riparian Exception is necessary to allow for construction of a drainage system that will serve the
surrounding parcels and improve water quality over existing conditions, through filtration of all runoff
entering the wetland. The reduction in buffer width is required in order to properly align the Brewington
Avenue extension on the property, and development of the project site would not be possible without
construction of both the drainage and road improvements. Drainage volumes will be kept to
predevelopment levels for a range of storms up to the 10-year level during the first phase, and up to the
25-year level with the construction of the Phase 2 area. Installation and operation of these
improvements will not interfere with wildlife movement, impact water quality, or cause erosion.

In addition, there is a high potential for liquefaction induced lateral spreading in portions of the planning
area considered in the EIR, particularly adjacent to Corralitos Creek. Consequently, development must
be set back at least 150 feet from the southern “top of bank.” Providing for this geologic set back also
necessitates reducing the buffer around the abandoned agricultural pond. According to the geotechnical
report prepared for the planning area, development can safely occur if set back 50 feet from this
wetland. While this geologic constraint contributes to the need for a reduced pond buffer, it results in a
more extensive buffer along Corralitos Creek, which is a more biologically diverse and productive
regional wildlife corridor.

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

The exception will have no impact on downstream property owners, due to the project conditions which
require that drainage leaving the site be limited to the 25-year predevelopment level. Other drainage
improvements on the property will prevent flooding in the area directly adjacent to the wetland.

4, That the granting of the exception, in the Coastal Zone, will not reduce or adversely impact
the riparian corridor, and there is no feasible less environmentally damaging alternative;

The proposed project is located outside of the Coastal Zone.

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

The Riparian Exception is consistent with the General Plan in that it allows a safe over-flow path for
storm water to be built, and required restoration activities will substantially enhance the wildlife value of
the wetland. The buffer reduction allows for the most appropriate site plan on the property, and
contributes to the feasibility of wetland enhancement and onsite stormwater treatment. The Ripanan
Exception conditions will be incorporated into the PUD that is being proposed as part of this project.
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