Staff Report to the
Planning Commission  Application Number: 171151

Applicant: Frank Phanton Agenda Date: November 14,2018
Owner: Richard Novak Agenda Item #: 6
APN: 032-122-26 Time: After 9:00 am.

Project Description: Proposal to divide an existing 10,881 square foot parcel into two parcels of
approximately 4,065 square feet and 6,818 square feet; to demolish an existing single-family
dwelling and several outbuildings; and to remove 10 trees. The newly created parcels are
proposed to be developed as follows: Parcel 1 would be developed with an approximately 1,649
square foot, two story, single family dwelling with an attached 240 square foot garage, 428
square foot carport, 192 square foot covered deck, and a 640 square foot, one-story accessory
dwelling unit with an approximately 280 square foot garage. Parcel 2 would be developed with
an approximately 1,629 square foot, two-story single-family dwelling with a 190 square foot
garage, 256 square foot covered porch, and 192 covered deck. Requires a Minor Land Division,
Coastal Development Permit, Roadside and Roadway Exception, and a determination that the
project is exempt from further review under the California Environmental Quality Act.

Location: The property is located on the north side of Moana Way, approximately 75 feet west of
the intersection of Moana Way and 38® Avenue, and approximately 400 feet north of East Cliff
Drive within in the Pleasure Point area of Live Oak.

Supervisorial District: 1st District (District Supervisor: Leopold)

Permits Required: Minor Land Division, Coastal Development Permit, Roadside Exception
Technical Reviews: Arborist Report Review, Soils Report Review

Staff Recommendation:

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

» Approval of Application 171151 based on the attached findings and conditions.
Exhibits

A. Categorical Exemption (CEQA E. Assessor's, Location, Zoning and
determination) General Plan Maps

B. Findings F. Arborist Report dated April 2, 2018

C. Conditions G. Will Serve Letters

D. Project plans H Comments & Correspondence

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



Application #: 171151
APN: 032-122-26
Owner; Richard Novak

Parcel Information

Parcel Size:
Existing Land Use - Parcel:

Existing Land Use - Surrounding:

Page 2

10,881 square feet

Residential

North: Single Family Dwelling
South: Tri-Plex Apariments
West: Single Family Dwelling
East: Single Family Dwelling

Project Access: 40-foot-wide private right-of-way developed with two
travel lanes

Planning Area: Live Oak

Land Use Designation; R-UM (Urban Medium Residential)

Zone District: R-1-4-PP, RM-4-PP (Single family residential - 4,000
square feet minimum, Multi-Family Residential- 4000
square feet per unit-Pleasure Point Community Design)

Coastal Zone: _X_ Inside _ Outside

Appealable to Calif. Coastal Comm, _x_Yes __No

Environmental Information

Geologic Hazards: Not mapped/no physical evidence on site

Soils: Soils report reviewed and accepted, project subject to conditions of
approval

Fire Hazard: Not a mapped constraint

Slopes: Site is flat

Env. Sen. Habitat: No physical evidence on site

Grading: No grading proposed

Tree Removal: 10 trees proposed to be removed; project redesigned to protect the

largest tree located at the central front portion of the site pursuant to
the revised and accepted arborist report, dated April 2, 2018 (Exhibit
F). The project is subject to tree protection recommendations for all
trees proposed to remain. Landscape plans provide replacement trees
and shrubs throughout plan.

Scenic: Not a mapped resource
Drainage: Existing drainage adequate
Archeology: Not mapped/no physical evidence on site

Services Information

Urban/Rural Services Line: x__ Inside ___ Outside
Water Supply: Santa Cruz Water Department
Sewage Disposal: Santa Cruz Sanitation

Fire District: Central

Drainage District: Zone 5
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Project Setting

The subject property is located on the north side of Moana Way, approximately 75 feet west of the
intersection of Moana Way and 38% Avenue, and approximately 400 feet north of East Cliff Drive
within in the Pleasure Point area of Live Oak.

Moana Way is a 40-foot-wide private dead-end right-of-way developed with two travel lanes that are
improved with aggregate base rock and roadside landscaping. Properties located on the south side
of the street have development encroachments located in the right-of-way, including fenced yard area
and several yucca trees. The north edge of the right-of-way has low ground cover, as well as paved
surface parking at the east end, where vehicles park perpendicularly.

Drainage runoff in this area is generally from the northwest direction to the southeast direction.
Drainage runoff currently pools in various locations throughout the street during winter storms.

The subject property is located within an established residential neighborhood within the coastal
zone and is surrounded by residentially zoned parcels development with one and two-story single-
family dwellings to the east and west, and one-story multifamily structures consisting of triplex

apartments to the south.

The subject parcel is the only under-developed parcel on the east portion of Moana Way that is not
developed to the density allowed by the General Plan and Zoning Ordinance. The proposed
development is considered infill development.

Project Proposal

The applicant is proposing to complete a minor land division to create two parcels, an
approximately 4,063 square foot parcel (Parcel 2) and an approximately 6,818 square foot parcel

(Parcel 1).

The project requires the demolition of an existing, approximately 573 square foot one-story, one-
bedroom single family dwelling and several non-habitable outbuildings.

The project requires removal of ten existing trees on site, comprised of predominately Monterey
Cypress trees and an Alder tree, in addition to one Yucca tree located within the Moana right-of-
way. Trees range in size between 4 inches to 31.5 inches in diameter at breast height (dba). The
project application is accompanied by an Arborist Report, prepared by James P. Allen, dated
April 2, 2018 (Exhibit F). The report details the species, size, diameter, health condition,
expected project impacts, and report recommendations. Plans include replacement trees,
including three 15-gallon Arbutus Marina trees (Strawberry Trec) proposed at the front and rear
of the Parcel 1 and 2, and two 15-gallon Quercus Agrifolia (Coast Live Oak) proposed at the rear
of Parcel 2 as well as groundcover and shrubs.

Parcel 1 development includes construction of an approximately 1,649 square foot, two story,
three-bedroom, single family dwelling with a 240 square foot attached one-car garage, 428
square foot carport, 192 square foot covered deck, and a 640 square foot, one-story, one-bedroom
accessory dwelling unit with an approximately 280 square foot, on-car attached garage. Three
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dimensioned parking spaces are provided for the three-bedroom single family dwelling and two
parking spaces are provided for the one-bedroom accessory dwelling.

Parcel 2 development includes construction of an approximately 1,629 square foot, two-story,
three-bedroom single family dwelling with a 190 square foot attached one-car garage, 256 square
foot covered porch, and 192 covered deck. Three parking spaces are provided for the proposed

three-bedroom dwelling.

The applicant is proposing to improve the existing 40-foot-wide Moana right-of-way with two
asphalt paved travel lanes and informal on-street parking improved with aggregate base rock,
where feasible. Approximately 7 on-street parking spaces are provided in parking pockets
along Moana Way. Retention of existing roadside landscaping is proposed between parking
pockets, as feasible.

Drainage improvements include proposed bioswales located on the eastern side of proposed
Parcels to collect both site runoff and runoff from the north. Runoffis then directed to proposed
catch basins at the southeast corner of Parcel 1 and Parcel 2. Runoffis then directed to proposed
catch basins located on the north and south side of Moana Way at the intersection with 38
Avenue where runoff is directed to an existing catch basin located on the south side of 38t

Avenue.

The project application includes a tentative map, improvement plans, architectural plans, visual
renderings, and landscape plans.

Permit Requirements

Subdivision regulations contained in Chapter 14.01 apply to subdivisions of land in the
unincorporated area of the County of Santa Cruz. Pursuant to County Code Section 14.01.201
(B) (Map Requirements), land divisions creating four or fewer lots are subject to a Tentative Map
and recordation of a Parcel Map. The creation of four or fewer parcels are subject to approval by
the Planning Commission, pursuant to County Code Chapter 18.10.

A Coastal Development Permit is required for the proposed project pursuant to County Code
Section 13.20.050 for any development in the Coastal Zone.

A roadside/roadway exception is required for the proposed project pursuant to County Code
15.10.030 and 15.10.050 (Development Requirements) because Moana Way does not meet the
required local street right-of-way width, which is 56 feet, or the roadside development standards,
which require two travel lanes, two parking lanes, sidewalk on both sides, and a landscaping
strip, established for local streets by the Department of Public Works Design Criteria.

Zoning & General Plan Consistency

The subject property is a 10,881 square foot lot, located in the R-1-4-PP snd RM-4-PP (Single family
residential - 4,000 square feet minimum and Multi-Family Residential- 4,000 square feet per unit-
Pleasure Point Community Design) zone district, a designation which allows residential uses. Both
zone districts correspond to the R-UM (Residential-Urban Medium) General Plan designation, which
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specifies a range of 4,000 to 6,000 square feet per parcel.

Both parcels are designed to meet the minimum 4,000 square foot parcel size associated with the
district size. Parcel 2 is approximately 4,063 square feet, which is within the R-UM General Plan
R-UM range. Parcel 1 is approximately 6,818 square feet, which also meets the minimum zone
district parcel size, but is slightly larger than the General Plan range. However, there is insufficient
parcel area to create an additional parcel and thus Parcel 1 meets the intent of the general plan to
achieve the highest density allowed by the General Plan.

The proposed lots provide building envelopes consistent with the site standards associated with the
respective zone districts.  Proposed residential uses are permitted uses within ihe corresponding
residential zone districts. Proposed structures also meet the site standards associated with each zone
district as noted in the following table. Parcel 1, located on the east side, is within the R-1-4 zoning
and the proposed Parcel 2, located on the west side, is almost entirely located within the RM-4
zoning. Both zone districts require the same lot size. The required and proposed site standards,
including frontage and width, setbacks, height, lot coverage, and floor area ratio are shown on the
lots as noted.

Parcel 1 Parcel 2
R-1-4 RM-4
Site Standards | &14Zone) | o oiondards | (RM-4 Zonc)
Proposed , Proposed
Parcel Size 4,000 s.f. min. 6,818 s.f. 4,000 s.f. min. 4,063 s.f.
15% : '
20’ to garage £l
Front yard setback 20° 20 , garag 20’ to garage
6’ front deck , .
. 6’ deck cantilever
cantilever
Rear yard setback 15° Wi o e 15> 15°
7° ADU East
, 13” ADU west , 5
Side yard setbacks 5’ and 8’ 10’ SFD east 5and & 0 (iaite)sf)‘ L
18’ SFD west
) , : -19° to ADU and , =
Maximum height 28 7 27 to SED at tear 28 24°6
SR 40% 32% 40% 32%
coverage
Maximum Floor e 5 = "
Area Ratio 50/9 _ 41% 50% 43%
Frontage and s AP70% , | g
width 35 . 54 79. . 35 61°97

Pleasure Point Design Criteria

The Pleasure Point Design Criteria Combining District standards enumerated in County Code
Section 13.10.446 (A) (1) (a) require that second story exterior side walls, or the portion of the
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single-story exterior side wall exceeding 15 feet in height, on lots 35 feet in width or greater, be

set back at least 10 feet from the side yard property line and subject to Figure 13.10.446-1 as
shown below. The purpose of the Pleasure Point Community Design PP Combining District
setback is to reduce the visual and shading impacts of new and expanded houses on neighboring

parcels and houses.

Building Envelope Limits for Lots 35 Feet or Greater In Width

min. side yarg_ .-
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The proposed dwellings comply with this design standard. The setbacks proposed for the
dwelling on Parcel 2, included in the project plans, is provided as an example. This rendering
also depicts the adjoining flat residence to the east.
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The Pleasure Point standards also preclude garages from occupying more than 50 percent of the
front fagade and require they either be flush or set back behind the fagade. The designs of both
proposed structures meet these standards. Further, the Pléasure Point standards provide
incentives to encourage porches by allowing encroachment into the front setback. Porches are
provided in the project pians; though no additional encroachment in the front setback is

proposed.

Roadside /Roadway Exception

Access to the subject property is provided by a 40-foot wide private, non-county maintained local
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street. The street is developed with two travel lanes of varying width and location in the right-of-
way and improved with base rock. Private property encroachments on the south side of the
street include fenced yard area /decking and a few mature Yucca trees located adjacent to the
pavement edge, providing privacy to the triplex located on the property to the south.

The street has a significant parking shortfall, evidenced by the fact that residential vehicles
regularly park within the travel lane, which significantly limits space for vehicles to pass and
creates a potential health and safety issue for emergency access. The below photos illustrate the
existing condition of the right-of-way. Although “no parking” signage is located alongside the
travel lanes, access and public safety do not currently meet the fire district requirements and is
not ideal.

Local streets within the urban service line are required by County Code 15.10 to meet the local
street roadway/roadside standard unless a roadside/roadway exception is sought. The County
Design Criteria standard for a local street is a 56-foot wide right-of-way developed with two
travel lanes, in addition to parking, sidewalks, and landscaping on both sides of the roadway.
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The applicant was encouraged to provide roadway improvements that would address the parking
shortfall on Moana Way, discourage residents from parking in the travel lane, avoid removal of
trees and fencing located on the south side of the street, where feasible, protect the privacy of
residents located on the south side of the street, retain the informal character of the street, and to
meet the Department of Public Works (DPW) drainage standards. The design before your
commission balances these issues. The proposed improvement plans provide two 10-foot travel
lanes and a 10-foot parking shoulder on both sides within the 40-foot right-of-way, where
feasible. The project resolves the obvious shortfall of on-street parking by provision of 7
additional on street parking spaces. The improvement plans also retain the informal character of
the pleasure point area by provision of aggregate base rock instead of asphalt surfaces for on-
street parking, which allows for infiltration of runoff, where feasible. The proposed
improvement plans also retain existing landscape pockets at the intersection of 38% and Moana
Way, minimizing overall hardscape, preservation of an existing large tree located on the south .
side of the right-of-way to retain existing privacy of the tenants in the triplex located within
proximity on the south side of the street.

DPW supports the roadway/roadside exception, as the proposed improvements comply with the
minimum local street standard established by the Pleasure Point Community Plan (shown
below), which call for two 10-foot travel lanes and an informal parking shoulder.

Pleasure Point Community Plan - Design Guidelines

Example of Typical Local Neighborhood Street

m“‘r'
i Yo i
DR - 2ot tats b 4 i Sebock - L
Approximately 40 to 50 Wide ROW

The proposed improvements shown in the project plans comply with al! requirements of the
Central Fire Agency; “no parking” stripes are provided along both edges of the travel lanes and
“no parking fire lane” lettering ensures that the travel lanes are not blocked by resident parking.
Drainage

Public Works required that the project address runoff directed onto the property from the north,
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as well as all proposed impervious surface area and roadway improvement surface area.
Drainage improvements are provided between the western edge of the subject property to the
intersection of 38 Avenue, including on-site bio-swales along the east side of both parcels to
collect runoff from the north, as well as drainage catch basins along the proposed eastern
property lines, and drainage lines are provided to direct runoff to proposed catch basins both
sides of 38" Avenue to the existing storm drain system on 38" Avenue. Existing drainage
conditions in the private right-of-way were not required by Public Works Department to address
drainage issues on the entire street, west of the subject property, because water is not directed
onto the property or roadway from the west. Notwithstanding, the applicant is conditioned to
enter into/or form a roadway maintenance association prior to map recordation. This would
allow residents to address any additional desired private right-of-way improvements.

Furthermore, the project is conditioned to modify final itriprovements plans to address on-street
landscape planting pocket locations and dimensions in the right-of-way prior to recordation of
the parcel map, to include proposed restoration of landscape areas destroyed during construction
of roadway improvements to be restored prior to release of the improvement bond, as necessary.
This would allow minor revisions to enlarge, remove, or re-size landscape pockets as some
landscape pockets appear to be too small for landscaping, or not to include landscaping at
present. Public Works Drainage staff has noted that additional run-off resulting from minor
changes to right-of-way landscape pockets/parking dimensions can be accommodated by pipe

sizing prior to map recordation, as necessary.

Local Coastal Program/Design Review Consistency

The proposed land division and proposed dwellings are in conformance with the County's certified
Local Coastal Program and Design Review Ordinance, in that the proposed development is sited and
designed to be visually compatible, in scale with, and integrated with the character of the
surrounding neighborhood. The proposed project achieves compliance in the following ways.

. Site Standards: The proposed designs do not maximize the allowed lot coverage or floor
area ratio. As noted in the site standard table, homes provide approximately 32 percent
lot coverage, where 40 percent is allowed and approximately 41 percent and 43 percent
floor area ratio, where 50 percent is allowed. In addition, proposed buildings along the
street do not meet the maximum height allowed in the zone district. As a result, the scale
of the proposed homes is more consistent with the smaller homes fronting the street and,
in the neighborhood, as well as the two-story dwellings around it, which are lower in
height, and thereby compatible with both the one-story and two-story homes in the

surrounding neighborhood.

. Tree Protection (Design Review and Significant tree protection); The design review
regulations require protection of all trees over 6 inches in height, where feasible. The
project has been redesigned to protect the most significant, mature, healthy tree, an
approximately 32-inch d.b.a. cypress tree located at the center of the site, as well as
several existing cypress trees at the rear of property that are not located within
development area. The arborist report was required to be revised and updated to provide
protection recommendations that are included as conditions of approval. The site plan on
the following page shows tree protection. Landscape plans also provide replacement
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trees throughout the proposed parcels, where feasible.

° Neighborhood Compatibility: The proposed designs before your Commission have been
revised from the original submittal to reduce the building height for the proposed two-
story dwelling located adjacent to the street to provide a one story plate height in
proportion to the smaller scale, height, and size of the surrounding one story dwellings to
the east and other low-pitched one-story dwellings located to the south, while still fitting
in with the two-story dwellings around it. The below simulation shows the proposed
dwellings in the context of adjacent houses on the street to the east.
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While also protecting light, open, space, and privacy, the 10-foot second story setback
required by the Pleasure Point design criteria softens the impact of the proposed dwelling
on the adjacent one-story structure. The proposed design provides a low-pitched dutch-
style gable in both one and story designs, which helps to achieve a connection between
one story homes adjacent and across the street. The design also provides a horizontal
deck rail element that connects the structure to the horizontal element of the existing flat
roof, one-story dwelling to the east and south of the project as well.

. Parking: The project was most challenged by deficient on-street parking conditions,
private encroachments in the right-of-way, and drainage. The final proposed design for
consideration by your commission follows staff suggested project revisions to provide a
separate parking area for each proposed home on Parcel 1, thereby ensuring that parking
spaces for each unit are not blocked by the other unit, therefore reducing the potential
overflow onto the street. The applicant was also required to provide additional parking
on Moana Way to alleviate the parking shortfall noted. This is consistent with Local
Coastal Program policies which support parking in the right-of-way for visitor-serving
access to East Cliff Drive, a popular tourist destination, while also minimizing conflicts
with existing improvements, retention of landscape pockets where feasible to minimize
hardscape and ease drainage compliance, and to respect the informal character of the
Pleasure Point area,

10
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Environmental Review

Environmental review has not been required for the proposed project per section 15315, Class 15
(Exhibit A) for minor land divisions up to four lots within the urban service area and section 153 03,
Class 3 for construction of up to three single family dwellings pursuant to the requirements of the

California Environmental Quality Act (CEQA).
Conclusion

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

Staff Recommendation

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

. APPROVAL of Application Number 171151, based on the aftached findings and conditions.

Supplementary reports and information referred to in this report are on file and available for
viewing at the Santa Cruz County Planning Department, and are hereby made a part of the

11
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administrative record for the proposed project.

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

Report Prepared By: )\/\Q_Q tv ;CJ\O

Sheila McDaniel

Santa Cruz County Planning Department

701 Ocean Street, 4th Floor

Santa Cruz CA 95060

Phone Number: (831) 454-2255

E-mail: sheila.medaniel@santacruzcounty.us

Report Reviewed By: © W

Jocelyn Drake

Principal Planner

Development Review

Santa Cruz County Planning Department
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CALIFORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

The Santa Cruz County Planning Department has reviewed the project described below and has
determined that it is exempt from the provisions of CEQA as specified in Sections 15061 - 15332 of
CEQA for the reason(s) which have been specified in this document.

Application Number: 171151

Assessor Parcel Number: 032-122-26

Project Location: 3715 Moana Way, Santa Cruz, CA 95062

Project Description: Proposal to divide an existing 10,881 square foot parcel into two parcels of
approximately 4,065 square feet and 6,818 square feet; to demolish an existing single-family
dwelling and several outbuildings; and to remove 10 trees. The newly created parcels are proposed to
be developed as follows: Parcel 1 would be developed with an approximately 1,649 square foot, two
story, single family dwelling with an attached 240 square foot garage, 428 square foot carport, 192
square foot covered deck, and a 640 square foot, one-story accessory dwelling unit with an
approximately 280 square foot garage. Parcel 2 would be developed with an approximately

1,629 square foot, two-story single-family dwelling with a 190 square foot garage, 256 square

foot covered porch, and 192 covered deck. Requires a Minor Land Division, Coastal Development
Permit, Roadside and Roadway Exception, and a determination that the project is exempt from further
review under the California Environmental Quality Act.

Person or Agency Proposing Project: Frank Phanton

Contact Phone Number: 831 475-5841

A. The proposed activity is not a project under CEQA Guidelines Section 15378.

B. The proposed activity is not subject to CEQA as specified under CEQA Guidelines
Section 15060 (c).

Ministerial Project involving only the use of fixed standards or objective
measurements without personal judgment.

Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section
15260 to 15285).

X Categorical Exemption

C.
D.
E.

Specify type: Class 15- Minor Land Divisions (Section 15315);
Class 3 - Single Family Dwellings (Section 15303)
F. Reasons why the project is exempt:

Section 15315- Minor Land Division within the urban service line with all urban services available.
Section 15303- Construction of up to three single family dwellings.

In addition, none of the conditions described in Section 15300.2 apply to this project.

Date:

Sheila McDaniel, Project Planner

EXHIBIT A
13
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Subdivision Findings
1. That the proposed subdivision meets all requirements or conditions of the Subdivision

Ordinance and the State Subdivision Map Act.

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

the findings below.

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

This finding can be made, in that the proposed division of land, its design, and its improvements,
will be consistent with the General Plan. The project creates two single family residential parcels
and is located in the Urban Medium Density Residential (R-UM) General Plan designation which
allows a density of one unit for each 4,000 to 6,000 square feet of net developable parcel area. The
proposed project is consistent with the General Plan in that there will be a minimum 4,000 square
feet of net developable parcel area per residential unit. One of the two parcels is slightly larger than
6000 square feet, at 6,818 square feet; however, there is insufficient area to achieve an additional
parcel, thus meeting the intent to achieve the highest density within the constraints of the site,

The project is consistent with the General Plan in that the full range of urban services is available,
including public water and sewer service. All parcels will be accessed by an existing private 40-foot
wide local street. The project includes a roadway/roadside exception due to the lack of existing
sidewalk and parking on both sides of this local street. Notwithstanding, the right-of-way will be
improved to the minimum private local street standard, consistent with the Pleasure Point
Community Plan design guidelines, including two 10-foot travel lanes, and a minimum 8-foot
parking shoulder where feasible. The roadway will provide improved access and additional on-
street parking. The proposed subdivision provides a similar pattern and density of surrounding
development, is near commercial shopping facilities and recreational opportunities, and will have
adequate and safe vehicular and pedestrian access.

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

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

This finding can be made, in that the use of the property will be residential in nature, lot sizes meet
the minimum dimensional standards for the R-1-4-PP (Single Family Residential - 4,000 square foot
minimum-Pleasure Point Community Design) and RM-4-PP (Multi-Family Residential — 4,000
square foot minimum- Pleasure Point Community Design) zone district where the project is located.

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

EXHIBIT B
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This finding can be made, in that no challenging topography affects the building site, technical
reports prepared for the property conclude that the site is suitable for residential development, and
the proposed parcels are properly configured to aliow development in compliance with the required
site standards. Significant trees have been protected to the extent feasible, while also allowing for
development within the General Plan Land Use Plan designation.

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

or their habitat.

This finding can be made, in that improvements have been sited to minimize removal of existing
trees, where feasible; includes tree protection measures to protect remaining trees on site; and, that
no mapped or observed sensitive habitats or threatened species will be adversely impacted through

the development of the site.

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

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

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

This finding can be made, in that no easements are known to encumber the property, other than the
40-foot-wide private right of way (Moana Way) which will be retained and improved as a component

of this development.

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

This finding can be made, in that the resulting parcels are oriented to the fullest extent possible in
a manner to take advantage of solar opportunities. Project design includes the provision of roof
pitch solar orientation for potential solar panels.

9. The proposed development project is consistent with the Design Standards and
Guidelines (sections 13.11.070 through 13.11.076) and any other applicable requirements

of this chapter.

This finding can be made, in that the structures are sited and designed to be visually compatible, in
scale with, and integrated with the character of the neighborhood. The surrounding neighborhood
contains single and multi-family residential development in the immediate area. The proposed
residential development is compatible with the architecture in the neighborhood and the surrounding

pattern of development.

EXHIBIT B
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Application #: 171151
APN: 032-122-26
Owner: Richard Novak

Coastal Development Permit Findings

1. That the project is a use allowed in one of the basic zone districts listed in section
13.10.170(D) as consistent with the General Plan and Local Coastal Program LUP

designation.

This finding can be made, in that the property is zoned R-1-PP and RM-4-PP (Single family
residential - 4,000 square feet minimum, and Multi-Family Residential- 4,000 square feet per unit-
Pleasure Point Community Design), a designation which allows residential uses. The proposed land
division is a permitted use within the zone district, consistent with the site's R-UM (Urban Medium
Residential) General Plan designation.

2. That the project does not conflict with any existing easement or development restrictions
such as public access, utility, or open space easements.

This finding can be made, in that the proposal does not conflict with any existing easement or
development restriction such as public access, utility, or open space easements as no such easements
or restrictions are known to encumber the project site.

) That the project is consistent with the design criteria and special use standards and conditions
of this chapter pursuant to Section 13.20.130 and 13.20.140 et seq.

This finding can be made, in that the development is consistent with the surrounding neighborhood
in terms of architectural style; the site is surrounded by lots developed to an urban density; the colors
will be natural in appearance and complementary to the site; and the development site is not on a
prominent ridge, beach, or blufftop. The proposed development protects the most significant trees
to the extent feasible, while also allowing the development to meet the density prescribed by the
General Plan Land Use Plan designation. The proposed dwellings have been designed to be
compatible with the one- and two-story single family and multi-family dwellings in the surrounding

neighborhood.

4, That the project conforms with the public access, recreation, and visitor-serving policies,
standards and maps of the General Plan and Local Coastal Program land use plan,
specifically Chapter 2: figure 2.5 and Chapter 7, and, as to any development between the
nearest through public road and the sea or the shoreline of any body of water located within
the coastal zone, such development is in conformity with the public access and public
recreation policies of Chapter 3 of the Coastal Act commencing with section 30200.

This finding can be made, in that the project site is not located between the shoreline and the first
public road. Consequently, the land division will not interfere with public access to the beach,
ocean, or any nearby body of water. Further, the project site is not identified as a priority acquisition
site in the County Local Coastal Program. Notwithstanding, the project includes development of the
private right-of-way to provide two travel lanes and on-street parking, where feasible, alleviating an
existing parking shortfall on Moana Way and potentially providing additional parking for access to
the coast given the proximity to East Cliff Drive.

5. That the proposed development is in conformity with the certified local coastal program.
EXHIBIT B
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Application #: 171151
APN: 032-122.26
Owner: Richard Novak

This finding can be made, in that the structures are sited and designed to be visually compatible, in
scale with, and integrated with the character of the surrounding neighborhood. Additionally,
residential uses are allowed uses in the R-1-PP and RM-4-PP (Single family residential - 4,000
square feet minimum, Multi-Family Residential- 4,000 square feet per unit- Pleasure Point
Community Design) zone district of the area, as well as the General Plan and Local Coastal Program
land use designation. Developed parcels in the area contain single family dwellings. Size and
architectural styles vary in the area, and the design submitted is not inconsistent with the existing

range of styles.

EXHIBIT B
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Application #: 171151
APN: 032-122-26
Owner: Richard Novak

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 pérsons
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 in an area designated for residential uses.
Construction will comply with prevailing building technology, the California Building Code, and the
County Building ordinance to insure the optimum in safety and the conservation of energy and
resources.

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

This finding can be made, in that the proposed 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
R-1-PP, RM-4-PP (Single family residential - 4,000 square feet minimum, Multi-Family Residentjal-
4,000 square feet per unit- Pleasure Point Community Design) zone district as the primary use of the
property will be residential development that meets all current site standards for the zone district.

Proposed development complies with the Pleasure Point Design Criteria.

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

This finding can be made, in that the proposed project is consistent with the use and density
requirements specified for the R-UM (Urban Medium Residential) land use designation in the

County General Plan,

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

neighborhood.

The proposed project will be properly proportioned to the parcel size or the character of the
neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a Relationship Between
Structure and Parcel Sizes), in that the proposed land division will comply with the site standards for
the R-1-PP, RM-4-PP zone district (including setbacks, lot coverage, floor area ratio, height, and
number of stories) and will result in development of structures consistent with designs that could be

approved on any similarly sized lot in the vicinity.

A specific plan has not been adopted for this portion of the County.
EXHIBIT B
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Application #: 171151
APN: 032-122-26
Owner: Richard Novak

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

This finding can be made, in that the proposed land division is to be constructed on an existing
developed lot. The expected level of traffic generated by the proposed project is anticipated to be
only 3 peak trip per day (1 peak trip per dwelling unit), such an increase will not adversely impact
existing roads and intersections in the surrounding area.

5. That the proposed project will complement and harmonize with the existing and proposed
land uses in the vicinity and will be compatible with the physical design aspects, land usc
intensities, and dwelling unit densities of the neighborhood.

This finding can be made, in that the proposed structure is in a mixed neighborhood containing a
variety of architectural styles, and the proposed land division is consistent with the land use intensity

and density of the neighborhood.

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

chapter.
This finding can be made, in that the proposed land division will be of an appropriate scale and type

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

EXHIBIT B
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Application #: 171151
APN: 032-122-26
Owner: Richard Novak

Roadway/Roadside Exception Findings

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

Moana Way is a 40-foot-wide private right-of-way located within the Pleasure Point area. Moana
way is developed with two travel lanes and striped for “no parking” and “no parking fire lane”. The
project includes a roadway/roadside exception due to the lack of existing sidewalk and parking on
both sides of this local street. The right-of-way will be improved to the minimum private local
street standard, consistent with the Pleasure Point Community Plan design guidelines, which require
two 8 to 10-foot travel lanes, and a minimum 8-foot informal parking shoulder where feasible. This
is consistent with other local streets throughout the Pleasure Point area and is supported by the

Public Works Department.
2. Local drainage or topographic conditions render the improvements physically infeasible; or

3. The improvements would constitute an unacceptable geologic hazard as substantiated by
written report by a registered soil engineer or geologist;

4, The improvements would be in an environmentally sensitive area as shown by information
on file in the planning department; and the impacts cannot be satisfactorily mitigated;

5. The required improvements would encroach on private property in which neither the
developer nor the county have an interest sufficient to allow the improvements to the
constructed or installed; the developer has attempted in good faith, but been unable to acquire
such an interest; and the county has not acquired such an interest through its power of
eminent domain pursuant to sections 14.01.513 or 18.10.240 of the County Code; or

6. Fdr new local streets serving up to four units, if adjoining properties are built-out in
accordance with the general plan and it is not possible to design access to meet the local
street standard, an exception will be considered at a minimum local street standard, as

specified in the County Design Criteria. -

The proposed minor land division creates one additional parcel on an existing 40-foot right-of-way
developed with two travel lanes, where all other properties on the street are built-out in accordance
with the General Plan, and it is not possible to design access throughout the street to meet the fuil
'local street design standard. Thus, an exception to the meet the minimum local street standard
established by the Pleasure Point Community Plan guideline is supported in this location.

EXHIBIT B
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Land Division 171151

Applicant: Frank Phanton

Property Owners: Novak

Assessor's Parcel Number(s): 032-122-26

Property Address and Location: 3715 Moana Way

Planning Area: Live Oak

Exhibits:

D.

Tentative Map prepared by RI Engineering, revisions dated 7/30/2018; Survey Map prepared by
Edmundson and Associates Land Surveying, dated 7/8/2018; Architectural and floor plans
prepared by The Envirotects, revisions dated 9/8/2018; Landscape Plans prepared by Farwest,
revisions dated 3/27/2017.

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

L

IL.

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

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

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

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

B. This land division shall result in no more than two (2) lots.

C. The minimum aggregate lot size shall be 4,000 square feet net developable land per
parcel.

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

EXHIBIT C
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L. Building envelopes, common area and/or building setback lines located
according to the approved Tentative Map.
2. Show the net area of each lot to nearest square foot.
Bl The following requirements shall be noted on the Parcel Map as items to be completed

prior to obtaining a building permit on lots created by this land division:

1.

2

Lots shall be connected for water service to city of Santa Cruz Water District.

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

All future construction on the lots shall conform to the Architectural Floor Plans
and Elevations, and the Perspective Drawing as stated or depicted in Exhibits
“D” and shall also meet the following additional conditions:

a.

Exterior finishes shall incorporate materials and colors, as shown on the
approved plans and material and color samples on file.

Notwithstanding the approved preliminary architectural plans, all future
development on Parcel 1 shall comply with the development standards
for the R-1-4 zone district. Parcel 1 shall not exceed a 40% lot coverage,
or a 50% floor area ratio, or other standard as may be established for the
zone district. Parcel 2 shall comply with the development standards for
the RM-4 zone district and shall not exceed a 40% lot coverage, or a
50% floor area ratio, or other standard as may be established for the zone
district. For both lots, no fencing shall exceed three feet in height within
the required front setback unless otherwise authorized by an over height
fence approval.

A final Landscape Plan for the entire site specifying the species, their size, and
irrigation plans and meet the following criteria and must conform to all water
conservation requirement of the City of Santa Cruz water conservation
regulations:

a.

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

Plant Selection. At least 80 percent of the plant materials selected for
non-turf areas (equivalent to 60 percent of the total landscaped area) shall
be well-suited to the climate of the region and require minimal water
once established (drought tolerant). Native plants are encouraged. Up to
20 percent of the plant materials in non-turf areas (equivalent to 15
percent of the total landscaped area), need not be drought tolerant,
provided they are grouped together and can be irrigated separately.

EXHIBIT C
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Soil Conditioning. In new planting areas, soil shall be tilled to a depth of
6 inches and amended with six cubic yards of organic material per 1,000
square feet to promote infiltration and water retention. After planting, a
minimum of 2 inches of mulch shall be applied to all non-turf areas to
retain moisture, reduce evaporation and inhibit weed growth.

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

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

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

iii. Plants having similar water requirements shall be grouped
together in distinct hydrozones and shall be irrigated separately.

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

All planting shall conform to the landscape plan shown as part of Exhibit
“D”, except that all tress intended to be protected include the following
additional provisions:

1. A letter from a certified arborist, detailing how the cypress trees
will be protected during construction is required.

ii. Notes shall be added to the improvement plans and the building
permit plans that indicate the manner in which the trees shall be
protected during construction. Include a letter from a certified
arborist verifying that the protection measures recommended in
the required arborist letter measures have been incorporated into
the construction plans.

EXHIBIT C
23



All future development on the lots shall comply with the requirements of the
geotechnical report prepared by Rock Solid Engineering Inc, dated March 20,
2017.

Plans shall meet all requirements and applicant shall pay all fees of the Drainage
Division of the Santa Cruz County Public Works Department.

Submit a written statement signed by an authorized representative of the school
district in which the project is located confirming payment in full of all
applicable developer fees and other requirements lawfully imposed by the school
district in which the project is located. In the case of Live Oak School District,
the applicant/developer is advised that the development may be subject to
inclusion in a Mello-Roos Community Facilities District.

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

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

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

The approved Tentative Map, including but not limited to the attached exhibits
for architectural and landscaping plans, shall be in substantial conformance with
approved exhibits. Changes that are not in substantial conformance shall be
subject to review and approval by the decision-making body. Such proposed
changes will be included in a report to the decision-making body to consider if
they are sufficiently material to warrant consideration at a public hearing noticed
in accordance with Section 18.10.223 of the County Code.

I, Prior to recordation of the Parcel Map, the following requirements shall be met:

A.

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

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

1.

Submit and secure approval of an engineered sewer improvement plan providing
sanitary sewer service to each parcel, meeting the County Design Criteria.

Pay all necessary bonding, deposits, and connections fees, and furnish a copy of
the CC&R’s to the district.
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Meet all requirements and pay all fees of the Drainage Division of the Santa Cruz
County Public Works Department.

The applicant shall join the Moana Way road maintenance association, if one exists. If
one does not exist, the applicant shall form a road maintenance association for
maintenance of private right-of-way improvements, including roadway surface, drainage
structures, water lines, sewer laterals, silt and grease traps, etc.

Engineered improvement plans for all water line extensions required by City of Santa
Cruz shall be submitted for the review and approval of the water agency.

All new utilities shall be underground from existing utility poles. All facility relocation,
upgrades or instailations required for utilities service to the project shall be noted on the
construction plans. All preliminary engineering for such utility improvements is the
responsibility of the owner/applicant. Pad-mounted transformers shall not be located in
the front setback or in any area visible from public view unless they are completely
screened by walls and/or landscaping (underground vaults may be located in the front
setback). Ultility equipment such as gas meters and electrical panels shall not be visible
from public streets or building entries.

All requirements of the Central Fire District shall be met.

Park dedication in-licu fees shall be paid for two (2) dwelling units. These fees are
3,000 per unit (which assumes 3 bedrooms at $1,000 per bedroom), but are subject to
change.

Transportation improvement fees shall be paid for two (2) dwelling units. These fees
$3,000 per unit, but are subject to change.

Roadside improvement fees shall be paid for two (2) dwelling units. These fees are
$3,000 per unit, but are subject to change.

Child Care Development fees shall be paid for two (2) dwelling units. These fees $327
per unit (which assumes three bedrooms at $109 per bedroom), but are subject to
change.

Pay the current Affordable Housing Impact Fee. The fees arc based on unit size and the
current fee for a new dwelling units and accessory dwelling units up to 2,000 square feet is
$2 per square foot. The fees for replacements unit (accessory second dwelling unit) are
based on a net new square foot.

Meet all requirements of Environmental Planning, including compliance with all
requirements of the Geotechnical Report Review, dated July 14, 2017, This shall include
compliance will all recommendations of the accepted arborist report, dated April 2, 2018.

Engineered improvement plans are required for this land division, and a subdivision
agreement backed by financial securities is necessary. Improvements shall occur with
the issuance of building permits for the new parcels and shall comply with the
following:
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1 All improvements shall be prepared by a registered civil engineer and shall meet
the requirements of the County of Santa Cruz Design Criteria. Plans shall also
comply with applicable provisions of the Americans With Disabilities Act
and/or Title 24 of the State Building Code.

2. The landscape plans for the Moana Way right-of-way shall be incorporated into
and become a part of the improvement plans for this land division. Landscape
plans shall include landscape pockets as shown on the civil drawings. Plans
shall provide species, location, and number. Plans shall include biofiltration
associated with the landscaping pockets, to reflect the detail included in the Civil
plans (Sheet C-2.3). Final landscape pocket design throughout the right-of-way
shall ensure suitabie space area for planiing. Minor changes io the shape and size
shall be reviewed and approved by staff. Plans shall include replanting of
planting pockets in the event that landscaping is destroyed as a result of roadway
improvements.

3. Notes shall be added to the improvement plans that indicate the manner in which
existing trees in the right-of-way shall be protected during construction. Include
a letter from a certified arborist verifying that protection measures have been
incorporated into the improvements plans that they adequately protect trees
during roadway construction.

4. All fire agency requirements, as shown on plans, shall be incorporated into and
become a part of the improvements plans for this land division.

IV.  All future construction within the property shall meet the following conditions:

A,

All work adjacent to or within a County road shall be subject to the provisions of
Chapter 9.70 of the County Code, including obtaining an encroachment permit where
required. Where feasible, all improvements adjacent to or affecting a County road shall
be coordinated with any planned County-sponsored construction on that road. Obtain
an Encroachment Permit from the Department of Public Works for any work performed
in the public right of way. All work shall be consistent with the Department of Public
Works Design Criteria. The condition of Moana Way, A private road, shall be
documented prior to construction and shall be repaired to pre-construction condition at
the expense of the owner/applicant. (Added by Planning Commission 11/12/03)

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

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

Pursuant to Sections 16.40.040 and 16.42.100 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
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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, shall
be observed.

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

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

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

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

Construction of improvements shall comply with the requirements of the geotechnical
report (Rock Solid Engineering, dated 3/20/2017). The geotechnical engineer shall
inspect the completed project and certify in writing that the improvements have been
constructed in conformance with the geotechnical report.

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

A letter from the project landscape architect shall be provided after the landscaping has
been installed to ensure that the landscaping has been installed per the approved
landscape plan.

All future development on lots created by this subdivision shall comply with the requirements
set forth in Condition II.E, above.

In the event that future County inspections of the subject property disclose non-compliance with
any Conditions of this Approval or any violation of the County Code, the owner shall pay to the
County the full cost of such County inspections, including any follow-up inspections and/or
necessary enforcement actions, up to and including Approval revocation.

As a condition of this development approval, the holder of this development approval
("Development Approval Holder"), is required to defend, indemnify, and hold harmless the
COUNTY, its officers, employees, and agents, from and against any claim (including attorneys'
fees), against the COUNTY, it officers, employees, and agents to attack, set aside, void, or
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annul this development approval of the COUNTY or any subsequent amendment of this
development approval which is requested by the Development Approval Holder.

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

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

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

C. Settiement. The Development Approval Holder shall not be required to pay or perform
any settlement unless such Development Approval Holder has approved the settlement.
When representing the County, the Development Approval Holder shall not enter into
any stipulation or settlement modifying or affecting the interpretation or validity of any
of the terms or conditions of the development approval without the prior written consent
of the County.

D. Successors Bound. "Development Approval Holder" shall include the applicant and the
successor'(s) in interest, transferee(s), and assign(s) of the applicant,

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

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

Santa Cruz County Planning Department
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ASSIGNMENT/SCOPE OF SERVICES
The construction of two residential homes and one accessory dwelling unit is proposed at

3715 Moana Way in Santa Cruz, APN 031-122-26. The site is populated with several
Monterey cypress and one alder tree, some of which meet “Significant” criteria. In order
to meet County requirements; create a design that insures tree health/stability, minimize
removal of Significant trees and protects tree resources on this site during construction
Frank Iadiano, Project Manager has requested the following services be completed
* Locate, catalog and verify mapped locations all trees within 20 feet of proposed
impacts
* Identify each tree as to species
* Measure trunk diameter at a point 4.5 feet above grade
* Identify trees that meets protected criteria as defined by Santa Cruz County
Significant Tree Protection section 16.34
* Rate health, structure and preservation suitability as “good”, “fair” or “poor”
* Identify and map Critical Root Zones and canopy extents for each preserved tree
* Review project plans
* Determine impacts to tree resources
° Address and resolve all issues identified in the Incomplete Application and
Discretionary Application Comments letters dated June 30, 2017
© Address all required modifications as defined and directed by Robert
Loveland, Environmental Planner dated February 2, 2018:
* Revise this report to reflect the retention of Trees #110 through
116 and #118, previously recommended for removal by JamesP.
Allen, Consulting Arborist
* Determine tree protection criteria
* Quantify tree replacement requirements for “Significant” trees removed due to
construction impacts
* Make recommendations for suitable species and placement
* Define and document a Mitigation Maintenance and Monitoring Program
* Provide all findings in the form of a Tree Resource Assessment/Construction
Impact Analysis Report accompanied by an inventory and Tree Location
Map/Preservation Plan

SUMMARY

This project involves the demolition of existing structures and construction of two single-
family residences and one accessory dwelling unit (ADU) with extensive landscaping,
Eighteen (18) trees growing within the project boundaries have been assessed and the
known impacts resulting from the construction of proposed improvements defined at this

time have been evaluated.

To construct the improvements as presented, the removal of 8 trees (#102 through 109)
will be necessary. 'I'ree #117, a small diameter dead tree is recommended be removed due
to condition. Six of the 9 trees proposed for removal meet “Significant ” criteria.

3715 Moana Way, Santa Cruz, APN 032-122-26 Page 3
Construction Impact Analysis/Tree Protection Plan Revised April 2, 2018

James P, Allen & Associates
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To ensure the protection of tree resources to be preserved it is imperative that the
recommendations detailed within this document are incorporated as conditions of project
approval including:

* Preservation, Protection and Stabilization of Trees #101, 110 through 116 and

118, proposed for retention

* Demolition Guidelines

* Pre Grading Root Pruning, Trees #101, 110 through 116 and 118

* Dramatic canopy clearance pruning, Trees #110 through 116 and 118

* Tree Preservation Specifications including:

o Tree Protection Structures, temporary fencing with rice straw bales

Compensation for trees to be removed will be comprised of:

® Trees planted as components of the planned landscape
o “Significant” trees proposed for removal removed will be mitigated by

replanting a total of 10 replacement trees
* 2,24 boxed trees
¢ 8, 15-gallon trees
To ensure the survivability and proper growth of the replacement trees a five-year
Maintenance and Monitoring Program (MM&P) has been defined with success criteria to
meet a 100% survival rate.

Monitoring, by the Project Arborist' should occur at the intervals defined within this
report to assure tree protection guidelines are adhered to and unforeseen impacts are

resolved prior to damage occurring.

BACKGROUND
I was contacted by Frank Idiano, Project Manager on September 6, 2017. He requested I

prepare a proposal to complete the necessary studies for Santa Cruz County Project
Approval. This proposal was submitted to Mr. Iadiano, accepted and executed by the
Novak Family on September 12, 2017. The foilowing plans were provided for my
review:
* Architectural Plans, AQ through A4 prepared by The Envirotects dated May 10,
2017
* Civil Engineering Plans, C-1 through C3 prepared by dated March of 2017
© Revised April 2, 2018 _
* Tentative Map File, T-1 prepared by RI Engineering Inc. Dated March of 2017
* Landscape Plan, L1 prepared by Far West Landscape dated April 20, 2017
o Revised March 27, 2018

The site was inspected on September 14, 2017. Each tree within the project boundaries
was l8cated, identified and visually assessed from the root crown through the extents of
the foliar canopy. Construction related impacts were determined through review of the

above plans and field inspection,

! Project Arborist: The Consulting Arborist as an authorized representative of the owner and County,
with the responsibility of periodic inspection of the project, contractor and subcontractors and contractor’s
equipment and methodologies to determine compliance with the project specifications, the County of Santa
Cruz’s tree preservation requirements and the cited professional standards.

3715 Moana Way, Santa Cruz, APN 032-122-26 Page 4

Construction Impact Analysis/Tree Protection Plan Revised April 2, 2018

James P. Allen & Associates
52



Mr. Robert Loveland, Environmental Planner with the County of Santa Cruz reviewed
the previous arborist report I prepared dated 9.29.17. Mr. Loveland pointed out that I had
miss categorized several trees that met “Significant” criteria. In his review dated -
February 2, 2018, Mr. Loveland stated that Trees #110 through 116 and #118 meet
“Significant” criteria and shall be retained for “habitat value and screening purposes”.
This revised report reflects Mr. Loveland’s direction and correctly identifies each tree
that meets “Significant” criteria. It is hereby noted that Trees #110 through 116 and #118
stand within 2 to 4 feet of proposed grading limits. The required root and canopy
clearance pruning may leave these trees in an unstable, disfigured condition.

The exact Limits of Grading will not be known until the grading plan is finalized and
field staking representing cut/fill and disturbance limits are survey located and set in the
field by the project survey team. The exact locations of the proposed grading and other
improvements will be reviewed and evaluated once the site staking is in place. There is a
possibility that recommended procedures will change once the exact positions of the
proposed improvements are known.

OBSERVATIONS

Site Description
The project spans a .25-acre, relatively level site of the current residence and dilapidated

garage. The site is bound to south by Moana Way, a private road and in all other
directions by privately owned residential parcels.

Tree Descriptions
The project site is populated with 18 trees, three of which meet "Significant " criteria as

defined by Santa Cruz County Code. Monterey cypress (Hesperocyparis macrocarpa)
formerly classified as (cupressus macrocarpa) is the dominant, native species
representing 17 of the 18 trees on site. The remaining lone species is an alder (4lnus sp.).

T

Sixteen of the
Monterey cypresses,
Trees #103 through
118 were planted
within 3 to 5 feet of
the northern and
western property
boundaries serving
as a hedge or for
screening purposes.

Treetops and lateral
branches have been
slashed repeatedly to
retain solar access
and to prevent
growth into £
neighboring yards. g
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This aggressive pruning has left these trees out of balance with canopies extending 15 to
20 feet into the proposed development site. There are a number of large diameter dead

branches and stems. There are minor influences of cypress canker Seiridium cardinal, a
micro-fungus that causes a sometimes-lethal canker disease on cypress and other related

conifers.

Two of the smaller diameter trees, Trees #106 and 117 are dead. Due to the poor,
irreparable structural condition of these trees and their position within proposed grading
and construction, Trees #103 through #109 are required to be removed. Tree #117 will be

removed since it is dead.

Tree #101 is also a Monterey
cypress that stands in the central
portion of the proposed
development. This tree stands
approximately 35 feet tall and
appears to have been professionally
pruned in the past. It is in a good
state of health with very poor
structure,

At the height of 5 feet above grade
the tree trunk divides into several
poorly attached codominant stems
of similar size, originating from the ___
same position, see inset photo at
right. This weak connection point is
typical of those prone to failure. A =
cable system is recommended to be &
designed and installed to provide i
this tree additional structural

support.

This tree is to be preserved and protected through the
demolition and construction phases. A deeper and thicker
foundation footing is recommended within 14 feet of the tree
to defend the ADU structure against future root growth

damage.

3715 Moana Way, Santa Cruz, APN 032-122-26 Page 6
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Tree #102, an alder pictured at
the left. This tree is in good
health with fair structure.

This tree is required to be

removed since it stands well

within the proposed residence’s
footprint.

3 In order to retain this tree, a 14-
¥ foot exclusion zone would be
i recommended.

TREE INVENTORY METHODOLOGY

The appended inventory lists information on 18 trees including; species, trunk diameter,
health, structure, suitability for preservation, Critical Root Zone (CRZ) radius,
construction impacts, observations, recommended procedures and whether the tree meets
“Significant” criteria per the Santa Cruz County Significant Tree Protection section 16.34.

Numbered metal tags were affixed to each tree’s trunk for identification purposes. Tree
locations are documented on the attached Tree Location Map.

Diameter: is the width of the trunk measured at 4.5 feet above natural grade (ground
level).

Heaith, Structure and Preservation Suitability Inventory ratings are based on the
following criteria:

Tree health and structure are separate issues that are related since both are revealed by
tree anatomy. A tree’s vascular system is confined in a thin layer of tissue between the
bark and wood layers. This thin layer is responsible for transport of nutrients and water
between the root system and the foliar canopy. When this tissue layer is functioning
properly a tree has the ability to produce foliage (leaves). As long as the tree maintains a
connected vascular system it may appear to be in good health.

When conditions conducive to decay are present, fungi, bacteria or poor
compartmentalization, wood strength is degraded. As decay advances, the tree’s ability to
continue standing is compromised. Thus, a tree can appear to be in good health, but have

poor structure.
3715 Moana Way, Santa Cruz, APN 032-122-26 Page 7
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Tree Health: This rating is determined visually. Annual growth rates, leaf size and
coloration are examined. Indications of insect activity, decay and dieback percentages
are also used to define health ratings.

Trees in “good” health are full canopied, with dark green leaf coloration. Areas of foliar
dieback or discoloration are less than 10% of the canopy. Dead material in the tree is
limited to small twigs and branches less than one inch in diameter. There is no evidence

of insects, disease or decay.

Trees with a “fair” health rating have from 10% to 30% foliar dieback, with faded
coloration, dead wood larger than one inch, and/or visible insect activity, disease or

decay.

Trees rated as having “poor” health have greater than 30% foliar dieback, dead wood
greater than two inches, severe decay, disease or insect activity.

Tree Structure: This rating is determined by visually assessing the roots, root crown
(Where the trunk meets the ground), supporting trunk, and branch structure. The presence
of decay can affect both health and structural ratings.

Trees that receive a “good” structural rating are well rooted, with visible taper in the
lower trunk, leading to buttress root development. These qualities indicate that the tree is
solidly rooted in the growing site. No structural defects such as codominant stems (two
stems of equal size that emerge from the same point), poorly attached branches, cavities,

or decay are present.

Trees that receive a “fair” structural rating may have defects such as poor taper in the
trunk, inadequate root development or growing site limitations. They may have multiple-
trunks, included bark (where bark turns inward at an attachment point), or suppressed
canopies. Decay or previous limb loss (less than 2 inches in diameter) may be present in
these trees. Trees with fair structure may be improved through proper maintenance

procedures.

Poorly structured trees display serious defects that may lead to limb, trunk or whole tree
failure due to uprooting. Trees in this condition may have had root loss or severe decay
that has weakened their support structure. Trees in this condition can present a risk to
people and structures. Maintenance procedures may reduce, but not eliminate these

defects,

Suitability for preservation: This rating evaluates tree health, structure, species
characteristics, age and potential longevity.

Trees with a “good” rating have adequate health and structure with the ability to tolerate
moderate impacts and thrive for their safe, useful life expectancy.

3715 Moana Way, Santa Cruz, APN 032-122-26 Page 8
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A “fair” rating indicates health or structural problems have the ability to be corrected.
They will require more monitoring and intense management with an expectation that their

lifespan will be shortened by construction impacts.

Trees with a “poor” rating possess health or structural defects that cannot be corrected
through treatment. Trees with poor suitability can be expected to continue to decline
regardless of remedies provided. Species characteristics may not be compatible with
redefined use of the area. Species which are non-native and unusually aggressive are

considered to have a poor suitability rating,

Critical Root Zone, Preserved Tree(s) Only: Individual tree root systems provide
anchorage, absorption of water/minerals, storage of food reserves and synthesis of certain
organic materials necessary for tree health and stability. The Critical Root Zone (CRZ) is
the species-specific amount of roots necessary to continue to supply these elements
essential for each tree to stand upright and maintain vigor. This distance reflects the
minimum footage measurement from the trunk required for the protection of the tree’s
root zone. Construction activities proposed within these areas are subject to specific
review and the implementation of recommended special treatments.

Observations: Descriptions of individual tree conditions.

Description of Construction Impacts

This section describes what procedures are proposed near the individual tree. The

influences the proposed construction activities will have on the tree are classified as

None, Low, Moderate or High. These classifications are defined as follows:
NONE, the tree is not near the impact area of the proposed construction.

LOW, adverse affects from the proposed construction activities are minimal.

MODERATE, this level of impacts will result in loss in tree vigor and/or
stability. Recommended procedures must be implemented to decrease these

impacts.

HIGH, requiring tree removal or the understanding that premature tree mortality
can be anticipated. Mitigation is required for “Significant” trees subject to this
level of impacts.

Construction of this project as presented requires the following procedures that impact

tree health and stability:
* Demolition of existing structures
* Over-excavation for site stabilization
* Trenching for building foundations, utility lines and drainage structure

construction
* Construction of the buildings and access points with necessary infrastructure

* Planned landscape installation
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These procedures require alteration of natural grade in the form of cut and/or fill
(described below) at the defined “Limits of Grading”. Roots shattered during this process
provide openings for opportunistic decay causing organisms degrading tree support
systems and vigor.

Alteration of natural grade
Cuts, lowering of natural grade, require the removal of soil until the desired

elevation is reached. A cut within the trees Critical Root Zone can remove
non-woody and woody roots. Non-woody (absorbing) roots are responsible
for transporting moisture and nutrients necessary for maintaining tree health.
More significant cuts remove woody roots that provide structural support,
compromising the tree’s ability to stand upright.

Fill, increasing natural grade, often requires an initial cut to “knit in” and
stabilize the material. This material is applied in layers and compacted in the
process. Compaction breaks down soil structure by removing air and adding
moisture. Anaerobic conditions may develop, promoting decay. Absorbing
roots can suffocate from lack of oxygen. Structural roots may be
compromised as a result of the decay.

Protected Tree Definition
Trees that meet “Significant” criteria were determined as defined in Santa Cruz County

Code Chapter 16.34.030:
“Significant tree,” for the purposes of this chapter, shall include any tree, sprout
clump, or group of trees, as follows:

(A) Within the urban services line or rural services line, any tree which is equal to
or greater than 20 inches d.b.h. (approximately five feet in circumference); any
sprout clump of five or more stems each of which is greater than 12 inches d.b.h.
(approximately three feet in circumference); or any group consisting of five or
more frees on one parcel, each of which is greater than 12 inches d.b.h.
(approximately three feet in circumference).

REQUIRED PROCEDURES

Tree Removal

Eight (8) trees will need to be removed to construct the project as proposed. Trees
proposed for removal are within disturbance limits. Trees #102 through 109 will be
required to be removed as defined in the attached spreadsheet. Tree #117 will be
removed because it is dead. Six (6) of these trees meet “Significant” criteria. Tree
locations are documented on the attached Construction Impact Assessment/Tree Location

map.

Trees shall be removed in a controlled, sectional manner by a qualitied contractor with
valid State Contractor License and General Liability and Workmen’s Compensation

insurance.
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Demolition of buildings within the Critical Root Zone of Tree #101 will be done by a
skilled, equipment operator cognizant of the need for tree protection. Special care must
be taken to avoid or minimize damage to root systems. Workers and equipment operators
must be willing and able to communicate with, and be directed by the Project Arborist.

Backhoe operation requirements:
1. Position and operate equipment with wheels outside of the Critical Root Zone

2. Reach boom toward building/foundation, gently lifting and pulling sections away
from the tree trunk

3. Dig to only the minimum depth required to the strip materials from the soil
surface.

4. Stack or load removed spoils outside of preserved Trees #101, 110 through 116
and 118’s Critical Root Zones

Tree Maintenance
A cable support system should be designed and installed for Tree #101 to support poor
trunk/stem attachments. '

Vertical Canopy Clearance Pruning is required for Trees #110 through 116 and 118 in
order to construct the project as proposed. Necessary clearance pruning will remove
damaging levels of the existing canopy. Pruning cuts will be made to undersized or non-
existent lateral growth that may result in premature mortality, out of balance and
asymmetrical canopies.

A qualified certified arborist, using the most current versions of the following industry

guidelines should be contracted to perform all tree pruning.
*  American National Standards Institute A300 for Tree Care Operations-
Tree, Shrub and Other Woody Plant Mainttenance-Standard Practices.
o (Part 1)-2017 Pruning
o  (Part 3)-2000 Support Systems a. Cabling, Bracing, and Guying
¢ International Society of Arboriculture: Best Management Practices
*  American National Standards Institute Z133.1-1994 for Tree Care Operations- Pruning,
Trimming, Repairing, Maintaining, and Removing Trees and Cutting Brush-Safety
Requirements

Pre-Grading Root Pruning, Areas are identified on the attached Tree Location Map
A “Ditchwitch” type of trencher may be used for root severance treatments under the
direction of the Project Arborist. This procedure is defined below:
* Establish a “final line of disturbance” with field staking. This line represents the
furthest distance from the trees trunk that will allow the proposed construction.
©  Determine the depth of the cut required.
* Begin trenching along the “final line of disturbance”.
* Trench to the required depth.
* “Clean up” shattered roots using the root pruning techniques defined below.
* Install Tree Preservation fencing with rice straw bales to allow maximum distance
from the tree while allowing space to construct the home.
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Once root pruning is completed, damaged roots shall be cleanly pruned so that bark
adheres to the wood and there are no shattered wood fibers. All root pruning should be
performed by skiiled labor. The following tools should be used:

¢ Hand-pruners/Loppers

*  Handsaw
* Reciprocating saw
*  Chainsaw

When completed, the pruned portions should be covered with burlap or similar material
and kept moist.

Utility line placement is to be consciously placed to avoid the Critical Root Zones of
preserved Trees #101, 110 through 116 and 118.

Widened foundation elements excavated to greater depths are suggested to defend
against future root growth and minimize damage potentials within 14 feet of Tree #101.

Required Tree Replacement
Compensation for tree removal required in order to complete the project will include:

®* Preservation and protection of Trees #101, 110 through 116 and 118.
* Implementation of preconstruction treatments
¢ Tree planting as a component of the planned landscape to be maintained in

perpetuity

A Landscape Plan prepared by Far West Landscape dated March 27, 2018 proposes the
replanting of 10 trees and 8 larger scale-screening shrubs as components of the planned
landscape. These plantings will serve screening, aesthetic and biotic function.

Proposed replacement species, quantity and nursery container sizes include:
= 2,24 boxed trees: ,
o Mediterranean fan palm, Chamerops humilis
* 8, 15-gallon trees:
o Meyer lemon, (Citrus) x meyeri
o Strawberry tree (Arbutus) ‘marina’
o Coast live oak, (Quercus agrifolia)

* 4, 15-gallon large screening shrubs:
© Leptospermum laevagatum (standards)
o Giant bird of Paradise (Strelitzia nicolae)

* 4, 5-galion large screening shrubs:
o Feijoa selloiana

Nursery stock selected for dominant species shall be standard (single trunk).

Trees planted should be well formed without co-dominant, poorly attached stems. Trees
shall be disease free and absent of swirling or girdling roots.
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Qualified professionals adhering to the following guidelines shall plant the replacement

trees:
Prepare the planting site by excavating 3 times the width and 2 inches less

than the exact depth of the nursery container.

Prune any visible matted or circling roots to remove or straighten them.
Cut the root ball vertically on opposite sides at least half the distance to

the trunk.

Free roots from the root ball breaking away some of the soil to provide
better contact between the root ball and the backfill soil.

Backfill with native soil.

After backfilling a two to four-inch layer of tree chip mulch should be
applied to the soil layer. Chips should not be applied within 12 inches of

the trunk.

Stakes, for support should be driven opposite sides of the root ball and
driven into the soil. The tree can be secured to the stakes using
“Arbortape” or by using the “ReadyStake” system.

Supplemental irrigation will be provided the new trees by means of a temporary “drip”
emitter system for a period of two (2) years. This system shall be designed, installed and
maintained by a qualified professional to maintain appropriate moisture levels.

Maintenance and Monitoring Program Criteria
To ensure the survivability and proper growth of the replacement trees success criteria

will be defined to meet a 100% survival rate and implemented as follows.

* A qualified professional will monitor the newly planted trees at one (1)
month intervals for the first year of growth and every 3 months thereafter for
an additional four-year period

* Tree health and growth rates will be assessed

¢ Trees suffering poor growth rates or declining health will be identified

* Invigoration treatments will be provided

* Dead trees or trees in an irreversible state of decline will be replaced

* Atthe end of the five-year period the status of the new plantings will be
assessed to make certain that success criteria has been met and all
replacement trees planted are performing well

Implementation of these success criteria shall be a condition of project approval.
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TREE PRESERVATION AND PROTECTION
Tree Preservation Specifications included in this report outline specifics for tree
protection structures and other procedures that will provide the best opportunity for their

long-term survivability.

Tree Preservation Structures shall be constructed of the following materials as field

specified by the Project Arborist.
* Temporary orange snow fencing attached to “T” posts driven into the ground

* Rice straw bales
Tree Preservation Structure locations are documented on an attached map (Tree

Location/Preservation Map).

Project Monitoring of the project will be the responsibility of the Project Arborist. Site
inspections will take place at the following intervals;

* Following on-site placement of grade stakes

* During tree removal operations

* During Root Pruning Operations

* After Tree Preservation fencing locations have been staked

* Following Tree Protection fencing installation and prior to the commencement of

grading
* During all grading activities within Critical Root Zones
* As necessary during the grading activities to ensure compliance with all

conditions of project approval
Site monitoring forms will be submitted to the Santa Cruz County Planning Department

at requested intervals.

To ensure the protection of Trees #101, 110 through 116 and 118 it is imperative
that the recommendations detailed within this document are incorporated as

conditions of project approval.

Questions regarding this report may be directed to my office.

Respectfully ifted

ames P. Allen

egistered Consulting Arborist #390
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Tree Preservation Specifications
3715 Moana Way, Santa Cruz
APN 032-122-26

These guidelines should be printed on all pages of the development plans.
Contractors and sub contractors should be aware of tree protection guidelines and
restrictions. Contracts should incorporate tree protection langunage that includes
“damage to trees will be appraised using the Guide to Plant Appraisal 9th Edition

and result in mitigation costs and monetary fines assessed”,

Pre construction meeting with the Project Arborist: A meeting with the Project
Arborist, Project Manager and all contractors involved with the project shall take place
prior to demolition All tree preservation specifications will be reviewed and discussed.
Field decisions: The Project Arborist’, Soils Engineer and Grading Contractor will
work together to determine the most effective construction methods required to preserve
and protect trees.

Tree Preservation Zone (TPZ) establishment: TPZ’s shall be established as indicated
on the attached map. The TPZ’s shall be delineated by temporary orange fencing, no less
than 48 inches in height well attached to metal stakes embedded in the ground. Rice
straw bales shall be placed within the fence perimeter. The fencing will be installed prior
to the onset of demolition under the supervision of the Project Arborist and shall not be
moved.

Restrictions within the Tree Preservation Zone (TPZ): No storage of construction
materials, debris or excess soil will be allowed within the TPZ. Parking of vehicles or
construction equipment in this area is prohibited. Solvents, liquids or phytotoxic
materials of any type shall never be stored or disposed of within the any TPZ, and shall
only be disposed of as prescribed by law.

Grade Alterations: Maintain the natural grade (where possible) around Trees #101, 110
through 116 and 118 to be preserved. Iftree roots are encountered during the ‘
construction process, the Project Arborist will be notified immediately. Exposed roots
will be immediately covered with moistened burlap (or similar material) until the Project
Arborist makes a determination as to required mitigation methods and extent of damage.
Trenching requirements: Any areas of where trenching is proposed will be evaluated
with the Project Arborist and the Contractor prior to excavation or construction.

Tree canopy alterations: Unauthorized pruning of any tree on this site will not be
allowed. Tree canopy alterations will be performed to the specifications established by
the Project Arborist.

Supplemental irrigation: Irrigation shall be provided using “soaker” hoses or similar
method of slow delivery. Supplemental irrigation requirements shall be determined by
the Project Arborist and will be required prior to and after completion of the grading.
Mulch Layer: A 4-6 inch layer of tree chip mulch shall be applied within the Tree
Preservation Zones (TPZ). Maintain a 12-inch distance from tree trunks that is free of

chips or organic material or excess soil accumulation
+ + 4+

2 Project Arborist: The Consulting Arborist as an authorized representative of the owner and County,
with the responsibility of periodic inspection of the project, contractor and subcontractors and contractor’s
equipment and methodologies to determine compliance with the project specifications, the County of Santa
Cruz’s tree preservation requirements and the cited professional standards.

3715 Moana Way, Santa Cruz, APN 032-122-26 Page 15

Construction Impact Analysis/Tree Protection Plan Revised April 2, 2018

James P. Allen & Associates

63



8102 'Z Judy pesmey
2102 ‘62 Jequeydeg
| aBeg o

804 »
$19ed it UORINIBUOD O} GNP BACILEY «
seyduelq BulAp pue peeq Aemonaug : —a
Arepunog Aisdosd Jeao peunid pue 108} pesodoid upgim YN lood Jood poog 9zl Kassjuop PO
§1 Aisyewixoidde jo yBiey ey ye peddoy Ajpeyeadey HOH o
Arepunog Auadoid woyy ey ¢ pajue)d
sasodind Bulueesos 1o0) aBpey e se poursuel .
884«
s2edWw] uojANISUOY 0} BNp BACLSY «
seyouelq BuAp pue peag Kemenpq C ssaudto | -
-Alepunoq Apedoid ieao paurud pue 10 pesodold UL VIN 1004 1004 Ieg 622 fesemoyy | €0
g1 Alsyewixoidde o JyBiey ey je pedo Aipejesdey HOIH : :
' Aiepunoq Apedord woy 100} £ pejue|d :
sasodind Bujueesos Joj eBpey & ge paujeuBy -
BBA - aimongg
sjoedw] uopsIIsU0Y 0} anp sAoway » pesodoug urpm YN poog diedq poogy zee Jepry <ol
L0§ PO 2 MHOH : ; : )
29 »
- JUng eal] ey jo 186} ¥ UM uopepunog
- -Bupooy peuedeep pue peuspim e Janusuon o ssaudfo
wejeAs ajqes 12041q ejduys e fejsu| pue =a_non Mh@m:.mﬂﬂn L ired do0d . Jed gie Rassyuopy |- Lo}
) 11ej0.d pue sAIeseld «
JustuyoByE Wisje-Hunj Joo
8pe.B 9A0GE .S 8 NUNL Nui OJul SBpIAK] »
Ajuo soa) ;
(s3HoNI)
(oN/seA) uopduosag ﬂﬂw_uaa“.”__ . FAVHO . X
szm:wwmw_umw.w_ﬁw%. SIS RETEY PR L Atrigvins | 3un1onuis § HovaH | venivn anoav | saozas]  #
AIND3IY- ' . . et
" - SNOLLYANISHO- SLovdim w2 W@
: g ooy N31IAVIQ .
=D

AYOLNIANI I2MNOSIY L

SYDINSSHG

S394], Jo uowatIsatg ayy 0f paworpag

92-221-2£0 NdV

VO zni) gjueg ‘Aep) eueopy GLlE

Ually d Sale.

EXHIBIT'F +

64



8107 ‘2 ludy pesiasy

£10Z '6Z iequisideg !
£ obey ' F
T
(28]
- 7 ) ——
sjoedul] UO[JINLISUOY 0} 8NP eADUIBY . H
syoueiq BulAp pue peeg Remonuqg ssasdio ><
Arepunoq Auadoid seao paurud pue 1084 pesodoid UlyNMm YN loog 1004 Jeq G'vlL keisjuop 8oL E
5| Aspewixosdde 4o ybiay ay) e paddoy Apajeadey HOH
Aizpunoq Auedord woyy y9e; ¢ pausig
sesodind Bujueaios 1o ebpay e se peulejuiepy «
SO »
sj0edi] UOHINIISUDY O] €NP SACWEY
sayouelq BujAp pue peaq Aemenug _ ssa1dfo
Arepunog Apedoid Jano peurd pue Jee; pesodoig uypm VIN Jood Jood dey gl foseuopy | 201
§1 Alejewnxosdde 10 JyBioy eyy e paddo; Ajpajeadey /HOH
Arepunog Ayedoud wouy 189l ¢ pajue;d
sasodind Sujusasos 10y abpay e se pouBuIE «
ON- femanug : . ssaudho
s102d W] LOINASUOD O} ONY SAOWSY » pasodoad uppIm VN /N VN peeq oy Aessuoyy | 90F
peaq « THOIH :
88 .
819Bdiu| UGHINIBUOY O} aNp BAGILBY »
‘ seyouelq Bukp pue peaq Aemoaug . : ssaudio
Arepunog Auadoid JeA0 paurud pue j89) . pesodosg upgm WIN 1oodq J00d le - FRA! Aarsyuop S0} -
&1 Ajspewixordde yo JyBioy ey 3 paddoy Aipejeaday HOH
’ Alepunogq Auedoud woy, 199} ¢ pajuRld
* sosodind Bujueelos 1oj eBpey e se pauBuIBY »
Ajug seeuy,
(saHOND
- (oNrsen) uopdossg ﬁnﬂu 3avus
<_¢m=¢mw¢..wumwm_u_w%m._%_ﬁus. N3AT ey | avriavins | unionuls | Hivan | venuvn 3aosy | saiozes | P
lei=t U : . . Nl
SNOILYANISEO- SLOVANI i bt
1004 YIigwvig
fe2gup

AYOLNIANI 323NOSIY IINL

53/013055¢
Uslly d Saier

s224T, Jo uopRLISILT auyy o1 pagorpac]

9¢-2C1-2€0 NdV

V) zniH Bjuesg ‘Aep eueopy gi 1€

65



8102 ‘Z ludy pasiray
2102 ‘62 Jequizydeg
¢ ebey

BBA »
paimbau Buunid esusigels Adoues feanie

Bujunud 1004 uoannsuos-eig “o_-u;_ﬁ:ou
108304 pUR BAIBRDI . uipling pue
sayouelg GuiAp pue peag Bujpess pesadoig rAY Hed " aey SIS o?unuu uw..%@ 2L NhMu”w‘ 393
Arepunoq Apedoud Jano peunid pue 100 o} Awixoag N .
1 Amswipxoidde Jo WBjoy ay) e paddoy Apeieeday HOIH
Arepunog Apedoid wouy yeey ¢ pejus)g
sesodind Buuesios Joy abpay e se pOUIBUIBIA «
8O\ «
padinbai Buunid ssueses)s Adoues |e3jeA .
Bujurud 3001 uoRoNBUOD-81y uoRoNQRsuon
100]04d PUE BAJBSBI « Bujpiing pue ssaidio
seyouriq Burp pue peeq Buppess pesodoiy Z 004 100g . Hed 1’61 | keuopuopy | 944
Aiepunoq Apedosd Jeno paunid pue jos; o3 fyupxoiy . )
§1 Aejewxoxdde y0 JyBley ay) e peddo) Apejeadey ‘HOIH
 Kiepunoq Auedaid wouy 189y ¢ pajueld
sesodind Bujueaios 1o aBpay e se peueulep . ,
ON «
s1vrdw)] uoRINRSLUCY 0) enp eaciiey «
seyouely BuiAp pue pesg Aemonang . ssoidfo |
. Aiepunog Apadoid Jeao peurud pue jea; . pasodolg uyap VN ipod 1ood ey 20l fasepopy | 804
S} Aeyewposdde Jo wBiay syj je paddo) Apajeadey MOIH .
Aiepunog Ayedaid woy jes; ¢ pajuely
seeodind Bujuesios Joy eBpey & se paujEjuIB « -
Ajuo seany ‘ s
(onwesi) wondusseq | “obmons 2avee
ﬁﬂ_wwmﬁumw_mﬁwﬁrﬂwwun naAm ool | Aurvavuine faunuonuus | huwvan | wunn snoev fsaoacs | ¥ L
[} - », .
-SNOLLYA¥3SHO- SLovde bt ¥
J004 Y3al3awvig
[eanpo

EXHIBIT F

66

AHOLN3IANI FUNOSIY IFL

530120554 §

§aa4], fo uoywaiasasg ayy o1 paworpacy

9¢-2C1-2€0 NdVv

VO zhi) ejueg .>ﬂ>.> BUBON m—.h.m

Ually g aung




8102 ‘2 udy pasiaey .
L10Z ‘82 Jequeideg -

S -
v ebeyq .
SOA - B
peunbes Bupunid eaveresiz Adoues mopie) - H
Bujurud 3001 vopongsSUOI-alg uoponpsuopy . X
Welold PUR SAIBSRI Bujpying pue . . : opeib eroge muo.awo Lil
seyouriq Bulkp pue peaq Bujpen pesodoig zl Joog Jood ey sopug®epl | Aasuop | PH
Asepunoq Aysdoid Jaao paunsd pue 1aa) o} fjlwpxold . A e
. 5t Asiewixoidde jo yBiey sy} & paddoy Apajesdey JHSIH . ’
: Aiepunog Apadaud woy 1ee) £ pajueld
sesotind Bujusaios 1o} efipay e se pauRurey . .
- SBA . !
pesnbay Bujunsd ssueses)o Adoues [eopap
Bujunud 3001 uoponssUGS-a1g uopannsuoy) -
1M0ud pue saeseld . | - Buippng pue . , . » _—
sayouelq Buiip pue peaq Bujpeiy) pesodolg 4} Jood Joog . Jed 6821 fesoopyy | €4
fiepunoq Apedoid ieao paurud pue e . 0] Rwixosy . .o .
51 Asysuixoudde jo JBley eyy je peddo) Aipejeedsy MHOIH .
fsepunoq Auedoud woy ey ¢ pejusld
sesodind Buiueasos Joj obipay e se Feugiuep « ) -
. 8BA -
pesinbal Bujunid esuesee)s Adouss (et
Bujurud 3004 toponnSUGd-BlY | uomonnsuog ,
19010)d pue aAIRS0I + Buipimg pue ) . _
seloustq Buidp pue peeqy Bujpeagy pasodoug | ¢ 100 Joog lood BAD awu Mﬁm@ al »MH“M“‘ AN
Kispunoq Apedosd seao paunid pue 190} 03 K unxolg " 1
S1 Alerewpccudde Jo JyBlay eys 16 peddo) Aipejeadey " JHOIH "
: . Aepuriog fuadosd iuoy ooy £ pejusid ) ‘
sesodind buuestos o} opay & sB peuBIel « ' T
‘ Ao sean) :
’ {saHoND
(onIsoA) uopdpaseq mwnﬂoo._“_ o & . 3ave :
<Emh_wwm.wﬂmwwﬁ%.__mm.rﬂwwu. naA o eeey | ariavuns | sunconas | newvan | wuniyw snoey | saioads .
| o R . B s . . mx.—-
SNOILYANISEO- Blavdm -~ } ‘ouoy ur® .
g : jooy T HAL3WVIQ
‘ [L-ETHTE -

AHOLNIANI 308NOSIY TFuL SaIRI0ssy @
Ul g Sauey

53241, f0 UM VIS 3] 0] pageopa(q

92-2C1-2€0 NdV
VO Zni) ejueg ‘Aepn 2UBO GL.¢

67



8102 ‘T udy pesiney
L10Z ‘67 Joquisideg

§ obed ? F=e
T
» an]
1
, ><
; uogangsuody
ON« " Bugpping pue esuitho LL)
. Buipess pasodoud VN VIN VN prag 1 4 Aasoopy | LM
Pead. | o} Mwixosd
HOH
89 »
paanbas Bujunid asueseen Adouza s T
Bujunsd 1001 uopanpeuoa-ely uofsnpsuo)
19830.d PUP SAIBS8. « Buipjing pue | ssasdo
sayousiq Buikp pue peaq Guipess) pesodosy Zl loog lood Jjeq 418 fstewopy | oM
fiepunogq Auadosd 1ar0 peurud pue jea) o} fuxosg . _ :
g1 Aleewpcudde Jo yyBjey au) je peddo) Ajpejeeday IHOIH
Arepunog Auadoid woy jee) ¢ pejueld
.. sasodind Burueauss Joy ebpay e s paulejuEK »
-7
padinbas Bupmad asueses)o Adoues LTHA LTS
Bujunid 3004 uoRONIBUO-B1y uopINgsuoD *
390}0. pue anaseld . Buppng pue —
seyouelq Buikp pue peeq Buspeug pesodoiy {8 1004 lood oed #'s1 Aassuopy | SHH
Arepunoq Apedoid Jao psurud pue ja) 0} Aguipros
Si Aerewxcudds Jo 1yBiey euy je peddo) Apejeadey HOH
Arepunoq Apadoid woy jeay ¢ paueg
. 3esodind Guiueeios o) ebpay 2 sB pauejuiepy -
Auo seau
pealesaid (S3HOND
. fonsel) uopduoseg | “eBejooy _ 3avus
VAL NVOLIINOIS. 8133 n3AT lepey - | Atrnavins | 3unionuis § Hivad | avenivn anoay [saoaas | *
STUNAIOOUd GINDIY SOV ‘euoz : ur ® e
- SNOLLYANZSEO- .
jo0y HILINVIO
1®33HD :

68

AYOLNIANI 230¥NOSIY F3NL 53{013055y @

U3l d Satef

8941, Jo uonwaiasasg g o3 pajporpac]

92-2CL-2¢0 NdV
VO Zn1J ejueg ‘Aepp BURO GL /S




8402 'Z ludy pasjrey
1102 '6Z 1equisidog
9 ebey

. 3>c-
vE_:wo..mEcEnmu:Emo_omno:mo _wuntg.

Bupun.d Joos vepdnuisu0d-aly uonINsUoy
waoid pue smesalg. | Bupyng pue _ SEERUG
seyouesq BuiAp pue peag Bujpersy pesodoug 7l loog Jood g4 gyl Kooy | S
Nepunoq Auedosd Jeno peunud pue jea) o} Ayuxosq ‘
S| Aieewxoudde jo wBley ey 2 peddo; Apejeedey IHOIH
Aiepunoq Auedoud woy Jeey ¢ pejus)y
sasodind Buueasns oy abipey B se peurBUR «
Augp LT ’
, {saHoNI)
(onrseA) uopdyoseq mnuh”w_”__ 3avue
<Empﬁwﬁﬂww_u_zw._m.. 8123w naAz1 lewey. | Aurnavuns | sunionuie | Hiwan | vanivn anoey |saoaas ]  *
O¥d GTYINDIN. f A _ ITNE
SNOLLYANISEO. SLOVJINI auo? usr®@ .
_ 00y ¥alawvia
1eapuD : _

AYOLNIANI 30¥NOSIY I34L

EXHIBIT'F .

_mm_z_u__mm__ 0]

s34, fo uoywaiasasdg ayy oy parpopacy

92-2¢1-Z€0 NdV
VO zn1 ejueg ‘Aep eueop GL.¢

Ul g sauey

69



3.0Z,66.684

1 B Ry
dép uSQRITT B84 @mi!:!imu
V3 IO dues
A eueoy S1/¢
Pefoid Ajwey yenoy
GZ-ZT)—TED NdY o %

DS
3jeos 03 30N
ays aupug @‘

T ToFsL 20000IN

uejd UORD3I0Ng BRI)
[sisAjeuy aaunosay sauy |
fswssassy Pedwr uopongsuo) I ,___
PasIADY | | IZ=ZET1-ZL0 Nd¥
=0 Be = ”
9Z-ZTT-ZEO NdVY S e £ e e RS R LR — i _, ! o o
L8795 3,00 15685 '
><u ‘mi) eues ot e s e e a0 I Y i vv m e
B/ BUBOW ST/ ¥ 04 N0 IV ANV 30vae HOLLYONNOS 4L M1 AVAY H &\
¥ SINUIMILE ONOMY TR o N—m_hﬂn.iw%o.ﬁmﬂﬂ o .«\ \\. \\ \\\\
a o 10 m
g
< \\\
poumbay Bujunug Adoyes ~—— BL—ZZI-ZE0 Nav i Th.w d /
EE.!-..I-};I.II:!I!I‘ IS Moy _ .... 1
!.-.E..u&:.ﬂiﬂ.!.. — ﬁdﬁmm o L —.
Bupue) UonEARSILY ShiL 3p|cou o =
s Adoww) BURSPG Bupoquden \\ e F [iig
ozt € L [ .
suoz oow joppz () £ ) s
Poyld pur RISy T ._.r,.. . -._.a.!#l_. L
UDPUGD 03 NP AAGWEY ! ; e S —
Epetur LRI 0 anp ancwsy 7 o : 7
=pmpg syt s [T ] E..P_.LH“ .
SmurH ool putisy T T T T T T T e e e e e u/ !._-I.r_-.nmr -|¢.__4ﬂ_ LEFEn et
USROG YUTL Byl pekorms - meeEned a1

—uﬂﬂmﬂn_.\ Ay depy EO-TZ1-280 Na¥ 0RO 9L e

70



Santa Cruz County Sanitation District

701 OCEAN STREET, SUITE 410, SANTA CRUZ, CA 95060-4073
(831) 454-2160  FAX (831) 454-2080  TDD/TTY- CALL 711

MATT MACHADO, DISTRICT ENGINEER

August 22, 2018
FRANK PHANTON
ENVIROTECTS
1100 38™ AVENUE
SANTA CRUZ CA 95062

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

APN: 032-122-26 APPLICATION NO.: n/a

PARCEL ADDRESS: 3715 Moana Way

PROJECT DESCRIPTION: Minor land division: demolish one existing SFD and build 2 new SFDs and
1 new ADU

Dear Mr. Phanton:

We’ve received your inquiry regarding sewer service availability for the subject parcels. Sewer service
is available in Moana Way for the subject development.

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

This notice is valid for one year from the date of this letter. If, after this time frame, this project has
not yet received approval from the Planning Department, then this determination of availability will
be considered to have expired and will no longer be valid.

Also, for your reference, we have attached a list of common items required during the review of
sanitation projects.

Thank you for your inquiry. If you have any questions, please call Robert Hambelton at (831) 454-

2783.
Yours truly,

MATT MACHADO
DistrictEngin

Provisional Sanitation Engineer
RH:dls/126
c: Planning Department
Applicant/Property Owner: Novak
106 Bronson St., Santa Cruz, CA 95062
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WATER DEPARTMENT

212 Locust Street, Suite C Santa Cruz CA 93060 Phone {831) 420-5200 Fax (831) 420-5201
May 1, 2017

Frank Phanton
1840 41™ Ave Ste 102 #141
Capitola, CA 95010

Re:  PROPOSAL TO SPLIT (E) LOT, DEMOLISH (E) SFD AND BUILD (N) SFD ON EACH LOT &
(N) ADU AT 3715 MOANA WAY

Dear Mr. Phanton:

This letter is to advise you that the subject parcels are iocated within the service ares of the Santa Cruz
Water Department and potable water is currently available for normal domestic use and fire protection.
Service will be provided to each and every lot of the development upon payment of the fees and charges in
effect at the time of service application and upon completion of the installation, at developer expense, of any
water mains, service comnections, fire hydrants and other facilities required for the development under the
rules and regulations of the Santa Cruz Water Department. The development will also be subject to the
City’s Landscape Water Conservation requirements,

At the present time:

the required water systern improvements are not complete; and
financial arrangements have not been made to the satisfaction of the City.to guarantee
payment of all unpaid claims.

This letter will remain in effect for a period of two years from the above date. It should be noted, however,
that the City Council may elect to declarc 2 moratoriuin on new service cormections due fo drought
conditions or other water emergency. Such a declaration would supersede this statement of water
availability,

If you have any questions regarding service requirements, please call the Engineering Division at (831) 420-
5210. If you have questions regarding landscape water conservation requirements, please contact the Water
Conservation Office at (831) 4205230,

Sincerely,

Rosemary Menard
Water Director

RMrdk
CC' SCWD Bagineeting file
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