Staff Report to the
Planning Commission Application Number: 181094

Applicant: Habitat for Humanity - David Foster Agenda Date: November 14, 2018
Owner: County of Santa Cruz Agenda Item #: 7

APN: 029-171-05 Time: After 9:00 a.m.

Site Address: 2340 Harper Street, Santa Cruz

Project Description: Proposal to subdivide an existing parcel of record to create 11 single-
family parcels and one common area parcel, and to construct 10 semi-detached single-family
dwellings (within 5 structures) and 1 detached dwelling, within a common-interest
development providing 100% affordable units, and to grade approximately 676 cubic yards of
material in the R-1-6-D zone district.

Location: Located on the south side of Harper Street (2340 Harper Street), approximately 625
feet east of the intersection with Chanticleer Avenue in Live Oak.

Permits Required: Subdivision, Planned Unit Development, Residential Development Permit.
Supervisorial District: 1% District (District Supervisor: John Leopold)

Stz_tff Recommendation:

o Determine that the proposal is exempt from further Environmental Review under the
California Environmental Quality Act (CEQA) Guidelines, set forth in Article 12,5
sections 15192 and 15194.

* Approval of Application 181094, based on the attached findings and conditions.

Project Description

This application is a proposal to divide a 69,367 square foot parcel into 11 residential parcels and
a common area parcel, and to construct four two-story structures, each containing two single-
family dwelling units, and two one-story structures, one with two semi-detached single-family
dwelling units and one containing a single dwelling unit. The 11 dwellings will be set within a
landscaped, private common area that includes a shared parking lot accessed by a central
driveway, a communal recreation area/gathering place with a children’s playground, and a
fenced community garden with raised planting areas and open space. The existing riparian
corridor that runs through the southern portion of the parcel would be protected and enhanced.

County of Santa Cruz Planning Department
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The project requires approval of a Tentative Map to create 11 residential parcels and one
common area parcel and a Planned Unit Development Permit to allow for a design that utilizes
semi-detached single-family dwellings. The project also requires a Residential Development
Permit and is subject to Design Review.

Project Setting

The subject property is located on the south side of Harper Street in the Live Oak planning area,
approximately half way between the intersection with Chanticleer Avenue and the point where
Harper Strect dead-ends at Creek View Lane. The parcel is currently developed with a small
single-family dwelling and associated sheds that are centrally located toward the front of the
parcel. The remainder of the site is currently undeveloped. The northern two-thirds of the parcel
are covered primarily in non-native grassland with a few small trees and other woody vegetation,
mostly growing around the existing dwelling. In the rear one third of the parcel, the land slopes
down to an ephemeral drainage channel that, after heavy rain, flows southeast towards Corcoran
Lagoon. Close to the drainage channel and within the riparian corridor, the land is characterized
by Eucalyptus and Oak woodland, with understory vegetation that increases in density toward
the creek at the southern property boundary. Along the front of the parcel, within the right-of-
way for Harper Street, there is a line of large mature Monterey Cypress trees.

Harper Street, in the vicinity of the project site, is a dead-end road that extends approximately
1,380 feet eastwards from the intersection with Chanticleer Avenue. This section of the road
provides access to homes developed along the street as well as to seven short cul-de-sacs or
private access drives, each serving a multi-unit residential development. The proposed Habitat
for Humanity project would add an eighth private access drive,

The property is bounded to the north, east and west by a residential neighborhood that is zoned
for single-family development. The two parcels that border the project site to the east and west
arc similar to the subject parcel, in that they are large parcels, currently developed with only one
single-family dwelling, but originally similar lots further to the east and west and to the north
have been subdivided and are developed with single-family and townhome dwellings on smaller
parcels. South of the subject property, beyond the riparian corridor, is a remnant agricultural
parcel developed with a historic farmhouse and other associated structures, zoned Special Use.
Beyond this there is a mobile home park. To the west on Chanticleer Avenue and Capitola
Road, approximately 700 feet northwest of the project site, is the Live Oak Elementary school.

Project Background

The subject parcel was purchased by the County of Santa Cruz Redevelopment Agency (RDA)
in January 1997. In May 1999, an application was submitted by the RDA for a Minor Land
Division, however this application was withdrawn and never processed. Since then, except for
the current application by Habitat for Humanity submitted in April 2018, no other development
proposals have been submitted,

In 2011, As part of the 2011 Budget Act, the California State Legislature dissolved the state’s
RDAs. As part of the RDA dissolution process the site at 2340 Harper Street was identified as
an affordable housing real property asset in the Recognized Obligation Payment Schedule
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(ROPS) that was reviewed and approved by the State Department of Finance. Because it was
recognized as an affordable housing asset, disposition of the site is required to be used to meet
the County’s nced for housing affordable to households at or below moderate-income levels. As
reviewed by the Board of Supervisors (the Board), the Harper Street property could either be
used as an affordable housing development site or it could be sold, with the sale proceeds
deposited into an Affordable Housing Fund for investment in an affordable project at a different
location, The Board decided to issue a Request for Proposals (RFP) for development of the
parcel for affordable housing. The RFP was released on January 24, 2017. In response, only
two proposals were submitted to the County, and of these two proposals, only the proposal
submitted by Habitat for Humanity Monterey Bay was determined to be responsive to the
requirements of the RFP.

Subsequently, on May 16, 2017, the Board considered the conceptual affordable housing
proposal submitted by Habitat for Humanity in response to the RFP; and selected Habitat as the
preferred developer of 2340 Harper Street for an affordable housing project. The Board also
approved Guiding Principles for development on the site and directed staff to negotiate an
Affordable Housing Property Disposition Agreement (Disposition Agreement). Final approval
of the Disposition Agreement is projected to be considered by the Board of Supervisors in
December 2018, at the same time as the final project.

Zoning & General Plan Consistency

The subject property is a 69,367 square foot lot, located in the R-1-6-D (Single-Family
Residential - 6,000 square feet minimum, with a Designated Park Site Combining District) zone
district, a designation that allows residential uses. The proposed 11-unit affordable housing
project is a principal permitted use within the zone district, and the project is consistent with the
site's R-UL, O-U (Urban Low Density Residential, Urban Open Space) General Plan designation
subject to a Residential Density Bonus. Where a Density Bonus is applied the project is
statutorily consistent with the General Plan,

All of the required external site setbacks for the R-1-6 zone district, as applied to the existing
parcel, are maintained or exceeded. Setbacks to interior property lines have been reduced in
accordance with County Code section 13.10.323(D)(1)(a), which allows for interior setbacks to
be reduced for parcels where not abutting the periphery of the project site. This reduction of
interior setbacks is proposed to allow for the construction of semi-detached single-family
dwellings. While semi-detached dwellings are considered to be a single-family use, the semi-
detached configuration is specifically identified in the R-1-4 or R-~1-3.5 zone districts and not the
R-1-6 zone. Therefore, the proposed project includes a request for a Planned Unit Development
Permit (PUD) to allow for a departure from strict conformance with County Code. No departures
from the otherwise required site and design standards found in County Code Chapter 13.11
“Design Review” have been requested. A complete list of PUD findings is included with this
report.

The maximum lot coverage for parcels within the R-1-6 zone district is 40% of the net site area
and the maximum FAR is 50% (0.5:1). For the proposed project the total lot coverage for all
structures would be 14.7% and the FAR would be 19.7%, calculated for the proposed Common
Interest Ownership project as a whole, considerably less than allowed. Even if the calculation of
lot coverage and FAR is based on the developable area, which also excludes the riparian corridor
and buffer areas, the lot coverage would only be 22% and the FAR would be 29.6%. The height
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of the proposed dwellings also complies with the maximum 28-foot height limit in the R-1 6
zone district in that no dwelling will exceed 24 feet in height measured from the original grade,
or 22 feet from the finished grade.

The Designated Park Site Combining District was established in 1994 on APN 029-171-05 and
on adjacent APNs 029-171-04 and 06 by Ordinance #4315, an ordinance amending chapter
13.10 of the Santa Cruz County Code to implement the 1994 County General Plan and Local
Coastal Program. The “D” designation was added to denote that those parcels had been
designated in whole or in part by the County General Plan to be considered in the future for
acquisition and development as neighborhood, community or regional public recreational
facilities. However, wiih the required dissolution of the County Redevelopment Agency in 2011,
the Board of Supervisors acknowledged that the subject parcel, APN 029-171-05, would not be
used as a park and instead would be developed as a residential housing site. This decision was
also accepted by Director of Parks, Open Space and Cultural Services. Therefore, consideration
of park use has occurred and the codified park site review process pursuant to County Code
section 15.01.090(C) is not required for the current application.

Where the Board of Supervisors has determined that the development of a designated park site in
whole or in part for park and recreation use is not appropriate, the proposed project is subject
only to the regulations of the basic zone district.

Density Bonus for Affordable Housing

The project proposes the construction of 11 single-family dwellings within a common-interest
ownership project, 100% of which would be deed restricted as affordable to low or very low-
income households. The applicant is therefore requesting a Residential Affordable Density
Bonus to allow for the construction of one additional unit beyond the ten allowed under standard
County regulations (10+1=11).

The maximum number of units that may be developed on the subject property without benefit of
a Density Bonus is calculated using the allowed density set out in the General Plan, as
implemented by the zoning classification, and is based upon the net-developable arcéa of the
parcel. The General Plan designation for the subject parcel requires new development to be
within a density range of 6,000 to 10,000 square feet of net developable land per residential unit,
which is consistent with the sites R-1-6 zoning that requires a minimum lot area of 6,000 square
feet of lot area per unit. Therefore, based upon the net developable area of 61,709 square feet, a
maximum 10 units could be constructed under standard regulations applicable to the site (61,709
/6,000 =10.28).

As set out in the State Density Bonus regulations, California Government Code sections 65915
thru 65918, and County Code chapter 17.12, the allowed density is based upon the highest
density allowed by the General Plan (6,000 square feet per residential unit) and is calculated
using the gross parcel area. In accordance with State law, all resuiting numbers are rounded up.
Therefore, based upon the gross parcel area of 69,367 square feet, the allowed number of units
would be 12, even without the additional bonus that 100% affordable projects are eligible for
(69,372 / 6,000 = 11.56). For projects that include 100% affordable units, a maximum Density
Bonus of up to 35% may be applied, which therefore would allow for the construction of a total
of 17 units (12 X 1.35 = 16.2).
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The applicant is proposing to build only one additional unit and does not intend to construct any
of the 6 additional bonus units that would be allowed.

In order to qualify for the density bonus and related concessions as allowed under State law and
County Code, the project must provide a minimum of one housing unit affordable to lower-
income households. As proposed, all 11 units will be maintained as affordable units for low or
very low-income households. The project therefore qualifies for up to three concessions and any
necessary waivers of development standards, as defined in density bonus law, as well as reduced
parking standards as provided in density bonus law. As proposed, the project applicant is only
requesting to use ihe reduced parking standards set out in County Code section 17.12.090 for
density bonus projects. The project will be required to enter into an Affordable Housing Density
Bonus Agreement to memorialize requirements and benefits related to the density bonus.

Subdivision

The proposed land division as shown on the Tentative Map would result in 11 single-family
parcels each developed with a single-family dwelling, and one common area parcel. In addition,
a 600 square foot strip of land along Harper Street will be dedicated to the County of Santa Cruz
for sidewalk/street purposes. This project is proposed as a common interest development, with a
shared common area parcel for the internal driveway and parking area, walkways, open space
and landscape areas.

The average parcel area per residential unit (which includes shared common area) would be
5,610 square feet of net developable land area per dwelling, which is in conformance with the
maximum allowed density for the Urban Low Density Residential (R-UL) General Plan
designation of the parcel subject to a density bonus in accordance with California Government
Code sections 65915 thru 65918, and County Code section 17.12, Individual lots within the
development as shown on the Tentative Map, range from 1,241 square feet to 2,474 square feet
in area and the common area parcel would contain 49,878 square feet.

Planned Unit Development

The proposed affordable single-family development on this site is constrained by the presence of
the riparian corridor to the south, the street conditions on Harper Street and the character of
surrounding land uses in the neighborhood. The PUD addresses each of these constraints in a
manner that mitigates the impact of the proposed development and has been designed to provide
benefits to the neighborhood and the community in which it is located. These benefits include
the provision of affordable housing, enhanced resource protection, design excellence and public
viewshed preservation.

Harper Street Frontage

To ensure the proposed development would be compatible with the neighborhood character of
Harper Street, the proposed project has been required to include homes that would front onto the
street rather than the internal driveway. Units along the northern edge of the proposed
development are required to include a front entrance with a gabled porch opening toward Harper
Street.
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To retain the existing character of the street, dedication of a 4-foot wide strip along the northern
property boundary is required for the development of a sidewalk along Harper Street. The
alignment of the new path allows for pedestrian connectivity while preserving the all of the
mature Cypress trees that line Harper Street in the vicinity of the project site.

Neighboring Residential Development

The residential development along this section of Harper Street is comprised of a mixture of
mostly detached single-family homes that range in size from about 800 square feet to over 2,600
square feet in size. Immediately opposite the proposed development, on Brazil Lane, there are
semi-detached single-family homes similar in character to the proposed project. Although many
of the lots along Harper Street have been subdivided to create smaller parcels consistent with the
R-1-6 zoning, there are still several larger legacy lots that have a more open character. The PUD
takes into account this existing setting., To reduce the total number of structures and to maintain
the open character of the neighborhood, the 11 affordable single-family dwelling units would be
accommodated within six structures that range in size from 1,298 to 2,520 square feet. Two of
the six structures are single story. One is a 1,226 square foot 3-bedroom dwelling with 72 square
feet of non-habitable storage and the second contains two 936 square foot 2-bedroom dwellings,
each with 72 square feet of storage. The remaining four buildings would be two-story, each
containing two 1,210 square foot 3-bedroom dwellings with 50 square feet of non-habitable
storage.

The detached and semi-detached single-family dwellings would be developed within townhouse-
style parcels. Because semi-detached single-family dwellings are not specifically listed as an
allowed configuration in the R-1-6 zone district (although it is an allowed configuration in the R-
1-3.5 and R-1-4 zone districts), the proposed project includes a request for a Planned Unit
Development (PUD) Permit to allow for a departure from strict conformance with County Code.

The request for semi-detached single-family dwellings with a zero lot line, is consistent with the
single-family residential designation of the parcel in that a single-family residential use is
defined in County Code section 13.10.700-D, “Dwelling, single-family” as a detached building,
or a semi-detached building sharing one common wall with an adjacent dwelling unit, which
contains one dwelling unit. A “Dwelling unit” is defined as a structure for human habitation
providing complete independent living facilities for one or more persons, including permanent
provisions for living, sleeping, eating, cooking and sanitation. A complete list of PUD findings
is included with this report.

As directed by the Board of Supervisors, all structures would be required to be enforcably
restricted to be maintained as single-family dwellings such that no portion of any home may be
converted to an accessory dwelling unit (ADU).

No departures from the otherwise required site and design standards found in County Code
Chapter 13.11 “Design Review” have been requested.

Design Review

To protect existing public viewsheds, the site has been designed and laid out to retain, to the
greatest extent possible, open vistas through the site from Harper Street to the wooded arroyo
and riparian corridor along the southern boundary. Dwellings have been laid out on either side
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of an open area that runs along a north-south axis through the center of the parcel. The open area
would be comprised of the access driveway, parking area, a landscaped recreation area and a
community garden beyond which lies the open space/riparian area. This layout allows views
across the parcel to the woodland beyond.

Individual dwellings have been grouped together to reduce the total number of proposed
buildings, which will lessen the visual impact of the development and also reduce the overall
coverage by impervious surfaces. Units that front onto Harper Street have been designed to
include covered front porches with gabled roofs that define the front entrance to each home and
break up the front facades of the structures. At the lower floor, the homes fronting Harper Street
would be set back trom the existing edge of Harper Street by a minimum of 38 feet (24 feet from
the edge of the proposed right-of-way dedication) and the second story would be set back an
additional seven feet. The remaining homes are located beyond the shared parking area,
approximately 150 feet from Harper Street. These homes front onto a shared landscaped
recreation area that will include a children’s play structure and a communal meeting space with
barbecue grills and picnic tables. South of the recreation area a community garden with raised
planting beds would be provided that would be allocated to homeowners for growing vegetables
or other gardening projects.

The proposed semi-detached single-family dwellings will not result in over-scale buildings out of
character with surrounding homes. The maximum floor arca proposed for any one of the
proposed buildings would be 2,520 squarc feet, which is similar in size to many newly
constructed single-family dwellings in the area, including other newer homes along Harper
Street. The maximum height of the proposed two-story structures, measured from existing
grade, would not exceed 24 feet, which is less than the maximum 28 feet allowed by the zone
district. Therefore, the visual impact of the development will be roughly equivalent to a single-
family home development containing six moderately sized detached single-family homes.

The buildings have all been designed to feature clean lines and simple shapes, consistent with
many of the older homes in the neighborhood, and all include features such as gabled roofs,
painted wood-effect siding and covered porches. Although each of the buildings will have a
similar aesthetic, the color palate will be different for each structure; colors include muted earth-
toned greys, greens and browns, to blend with existing homes along Harper Street and with the
natural environment. The proposed architectural features and variety of colors will break up the
visual bulk and mass of the proposed homes. The existing Cypress trees that will be retained
along the project frontage at Harper Street, together with extensive landscaping throughout the
development, will further screen and soften the homes, enhance privacy and create a more
intimate development.

Stormwater Management

Existing runoff in the vicinity of the project site drains generally to the south and toward the
creek that runs along the southern property boundary. Runoff from the northeastern two-thirds
of the subject parcel currently drains in an easterly or southeasterly direction to a drainage swale
that flows southward along the eastern property boundary to the creek. The southern poftion of
the site drains directly to the creek. Land north of Harper Street currently drains through an
existing 12-inch diameter culvert located in the County right-of-way close to the northeastern
corner of the parcel, which then discharges into the swale. The project plans and stormwater
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management report identify that this existing culvert is undersized. Where storm water runoff
from Harper Street overtops the roadway along the project frontage, it flows across the road to
the swale or flows down the driveway and across the parcel cast of the project site, in all cases
eventually draining into the creek. The proposed project appropriately addresses this situation.

The proposed project will result in a net total of 20,206 square feet of impervious area and 6,787
square feet of semi-pervious area, and is therefore considered a “Large Project” for Stormwater
Management purposes in the County Design Criteria. All runoff from the proposed development
will be routed through a new storm drainage system that will discharge southwards into the creek
via a new outlet. In addition, a proposed new County Standard Inlet in the County right-of-way,
at the eastern side of the new driveway, will convey water flowing eastwards along Harper Street
across the site, through the project to the creek. To maintain pre-development flow rates for both
2-year/2-hour and 10-year/15-minute storm events, the proposed drainage system has been
designed to include porous pavement over a large portion of the proposed parking lot and, for
areas downstream of the parking area, percolation pits in each drainage area. The porous paving
and percolation pits will mitigate for potential pollutant and hydraulic impacts from the
development and also slow runoff by allowing infiltration back into the native soil.

The swale at the eastern property boundary will not be impacted by the proposed site grading or
other project improvements and will continue to take runoff from areas north of the project site.
Further, the project will result in reduced storm water flows to the swale because runoff from the
northeastern portion of the parcel and from Harper Street along the project frontage, will be
routed instead through the proposed project drainage system. ‘

Riparian Corridor

A riparian corridor, with an associated riparian buffer zone, runs along the southern boundary of
the project site. No development or site disturbance is proposed in this area except for the
terminus of the storm drain system for the project and an associated energy dissipator. These
features are necessary for the proper design and function of site drainage associated with the
development. Per County Code section 16.30.050(D), drainage measures required as condition
of County approval of a permitted project are exempt from the riparian ordinance and therefore
do not require a Riparian Exception Permit.

To ensure that the proposed project provides enhanced resource protection, a biotic report was
submitted in support of the proposed project. The report, which has been reviewed and approved
by Environmental Planning staff, concluded that the proposed project will have no significant
impacts (Exhibit I). All recommendations of the biotic report have been incorporated into the
project and also included as conditions of approval. Further, to comply with General Plan Policy
5.1.12, some level of habitat restoration within the riparian corridor has also been proposed. A
Habitat Restoration Plan (HRP) was included in the biotic report; however, the County is
suggesting an alternative to the submitted HRP to alsc require a prohibition on public use of the
Eucalyptus/Oak woodland habitat within the riparian corridor, to preserve the understory and
avoid impacts to resident wildlife. Another amendment being required is a condition of approval
that the HRP include removal of select Eucalyptus trees, soil supplementation and planting of
native oaks and shrubs in the non-native grassland that lies within the riparian buffer zone. The
details of the final HRP are required as a condition of approval of this project, to be provided as
an addendum to the biotic report and included for review with the recordation of the Final Map
for the subdivision.
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Traffic and Parking

While the project is exempt from environmental review, in order to provide information a Traffic
Impact Analysis was prepared for the residential subdivision (Exhibit J), which showed the
proposed development would add only a minimal amount of traffic to any street within the
vicinity of the project site and would not affect the operations of any highways, streets or
intersections in the County. Projected traffic impacts will therefore be insignificant.

Onsite parking is proposed to be provided in a shared parking lot located behind units fronting
onto Harper Street and accessed by a 24-foot wide central driveway in compliance with County
Code section 13.11.074(A)(1)(f). The parking area includes a total of 30 parking spaces for the
development, at a rate of two spaces for each of the 11 units in accordance with County Code
section 17.12.090 and eight additional spaces (not required by the Code) for guest parking. It
should be noted that, although the applicant has requested parking standards consistent with
density bonus law, the project as proposed also fully complies with the residential parking
standards set out in County Code section 13.10.552.

Neighborhood Comments

A public meeting was held by Habitat for Humanity on April 23, 2018, to inform the neighbors
of the intended affordable housing project, which at that time included a total of 12 units, and to
solicit comments, Many neighbors attended and raised concerns over density/number of units,
traffic, parking, project design and site drainage. Concerns were also raised over the funding of
the affordable housing project and the proposed construction schedule. A summary of the
meeting is included as Exhibit L.

Environmental Review

The proposed affordable housing project is categorically exempt from Environmental review per
the California Environmental Quality Act (CEQA), Article 12.5, Guidelines in that the project is
for the development of an affordable housing project that meets all of the criteria set forth in
Guidelines section 15194,

The project site, which does not exceed 5 acres in area (1.59 acres), is located within an
urbanized area that has a population density of at least 5,000 persons per square mile (7,148-
7,243 persons per square mile). The existing parcel is currently developed with a single-family
dwelling and the surrounding parcels are also developed for qualified residential uses. The
project proposes construction of a residential housing project consisting of 11 units that will be
affordable to low-income households. The developer (Habitat for Humanity) will provide
sufficient legal commitments to the County of Santa Cruz to ensure the continued availability
and use of the housing units for lower income households for a period of at ieast 30 years.

As set out in this staff report, the proposed project also meets the threshold criteria for
exemptions for affordable housing and residential infill projects set forth in Government Code
section 15192.
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Conclusion

As proposcd and conditioned, the project is consistent with all applicable codes and policies of
the General Plan and Zoning Ordinance. Exhibit E ("Findings") provides 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 (CEQA) Guidelines, set forth in Article 12.5
sections 15192 and 15194.

. Adopt a Resolution recommending approval of Application Number 181094, based on
the attached findings and condjtions.

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

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

Report Prepared By: MS@@%

LezanneJeffs
SantaCruz County Planmng Department
701 Ocean Street, 4th Floor

anta Cruz CA 95060
Phone Number: (831) 454-2480
E-mail: lezanne.jeffs@santacruzcounty.us

Report Reviewed By: }O(-'-L’VV‘—’ D (n/t(b

J ocelyn Drake

Principal Planner

Development Review

Santa Cruz County Planning Department
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Exhibits

A Resolution

B. Categorical Exemption (CEQA determination)

C. Planned Unit Development - Ordinance and development standards
D, Project plans

E. Findings

F. Conditions

G. Parcel information

H.  Assessor, Location, Zoning and General Plan Maps
L Biotic Report review letter

J. Traffic Impact Analysis

K. Will-serve letters

L. Results of Neighborhood Meeting

M. Neighborhood Notification

N. Comments & Correspondence

11



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

RESOLUTION NO.

On the motion of Commissioner
duly seconded by Commissioner
the following Resolution is adopted:

PLANNING COMMISSION RESOLUTION
SENDING RECOMMENDATION TO THE BOARD OF SUPERVISORS
ON PROPOSED AMENDMENT TO THE ZONING ORDINANCE

WHEREAS, the Planning Commission has held a public hearing on Application No. 181094
involving a 69,367 square foot property that is located on the south side of Harper Street (2340
Harper Street), approximately 625 feet east of the intersection with Chanticleer Avenue in Live Oak,
and the Planning Commission has considered the proposed Subdivision, Planned Unit Development
and Residential Development Permit for an 11-unit affordable housing development with 10 semi-
detached single-family dwellings (within 5 structures) and 1 detached dwelling within a common-
interest development, all testimony and evidence received at the public hearing, and the attached
staff report,

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission recommends that the
Board of Supervisors determine that the proposal is exempt from further Environmental Review
under the California Environmental Quality Act, section 15194 and approve Application Number
181094.

BE IT FURTHER RESOLVED, that the Planning Commission makes findings on the
proposed Subdivision, Planned Unit Development and Residential Development Permit as
contained in the Report to the Planning Commission.

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

of California, this day of , 2012, by the following vote:
AYES: COMMISSIONERS
NOES: COMMISSIONERS

ABSENT:  COMMISSIONERS
ABSTAIN: COMMISSIONERS

Chairperson

ATTEST:
STEVEN GUINEY, Secretary

APPROVED AS TO FORM:

ASSISTANT COUNTY COUNSEL
EXHIBIT A
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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: 181094
Assessor Parcel Number: 029-171-05
Project Location: 2340 Harper Street, Santa Cruz

Project Description: A  Subdivision Planned Unit Development and Residential
Development Permit for the construction of a Common Interest
Ownership Affordable Housing Project containing 11 residential
pareels and a Commen Area Parcel.

Person or Agency Proposing Project: Habitat for Humanity - David Foster
Contact Phone Number: (831) 469-4663

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

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).

B.
C.
D.

E. X Categorical Exemption

Specify type: Affordable Housing Exemption (Section 15194)

F. Reasons why the project is exempt:

The project is for the development of an 11-unit affordable housing project that meets all of the
criteria set forth in the California Environmental Quality Act, Article 12.5. section 15194
“Affordable Housing Exemption”,

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

Date:

Lezanne Jeffs, Project Planner

EXHIBIT B
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Application #; 181094
APN: 029-171-05
Owner: County of Santa Cruz

ORDINANCE NO.

ORDINANCE GRANTING A PLANNED UNIT DEVELOPMENT AS ALLOWED BY
SANTA CRUZ COUNTY CODE RELATING TO ESTABLISHMENT OF DEVELOPMENT
STANDARDS FOR APN: 029-171-05

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

SECTION I
A Planned Unit Development is hereby granted to the property located on the south side of
Harper Street (2340 Harper Street), approximately 625 feet east of the intersection with
Chanticleer Avenue in the Live Oak Planning Area, and shown on Exhibit D of Permit 181094
attached hereto and subject to the conditions shown on Exhibit PUD-A, attached hereto.

SECTION 11
The Board of Supervisors hereby adopts the recommendations of the Planning Commission for
the Planned Unit Development as described in Section I, and adopts the following findings in
support thereof without modification:

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

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

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

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

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

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

7. That the degree of departure from the required development and density standards is
roughly proportional to the benefits provided to the neighborhood and/or the
community in which the Planned Unit Development is located.

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

EXHIBIT C
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Application #: 181094
APN: 029-171-05
Owner: County of Santa Cruz

SECTION III

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

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

2. That the proposed location of the 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.

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

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

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

6. The proposed development project is consistent with the Design Standards and
Guidelines (sections 13.1 1.070 through 13.1 1.076), and any other applicable
requirements of this chapter.

SECTION IV
This ordinance shall become effective 31 days after adoption.

PASSED AND ADOPTED this day of 2018 by the Board of Supervisors of the
County of Santa Cruz by the following vote:

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

Chairman of the Board of Supervisors

Attest:

Clerk of the Board

APPROVED AS TO FORM:

County Counsel

EXHIBIT C
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Application #: 181094

APN: 029-171-05

Owner: County of Santa Cruz

EXHIBIT PUD-A

Planned Unit Development
Conditions of Approval

Property located on the south side of Harper Street (2340 Harper Street), approximately 625 feet
east of the intersection with Chanticleer Avenue in the Live Oak Planning Area.

APN: 029-171-05

This site contains a total area of 69,367 square feet, of which 61,711 square feet is
considered useable (developable) land. Development of this site for 11 affordable single-

family dwelling units shall be maintained in accordance with the approved Plans for
Permit 181094 (Exhibit D)

EXHIBIT D - Tentative Map — 1 sheet prepared by Bowman and Williams, drawn April 23,
2018, revised September 21, 2018; Civil Engineering plans, 14 sheets, prepared
by Bowman and Williams, drawn April 23, revised September 21, 2018; Survey,
1 sheet prepared by Bowman and Williams, drawn September 12, 2018.

Site Layout and Architectural Design plans - 9 sheets prepared by William
Kempf, Architect, drawn April 23, 2018, (3 sheets revised October 17, 2018, 4
sheets revised August 28, 2018, and 2 sheets revised July 10, 2018).

Landscape Plans — 3 sheets prepared by Megan Bishop, Landscape Architect

drawn April 23, 2018, revised July 17, 2018.

All parcels shall conform to the approved Tentative Map. Construction on the lots shall

conform to the Architectural Floor Plans and Elevations, and the Perspective Drawings as
stated or depicted in the approved Exhibit D of Permit 181094. In addition, individual
lots within the development shall meet the following development standards:

DEVELOPMENT STANDARDS
SETBACXKS HEIGHT**
FRONT YARD |  SIDE YARDS REAR YARD
LOT#1 24 feet 8 feet & 0 feet 10 feet 22 feet
LOT#2 24 feet 0 feet & 0 feet 10 feet 22 feet
LOT #3 24 feet 0 feet & 0 feet 10 feet 22 feet
L.OT #4 24 feet 8 feet & 0 feet 10 feet 22 feet
LOT #5 4 feet 0 feet & 0 feet 10 feet 22 feet
LOT #6 4 feet 6 feet & 0 feet 10 feet 22 feet
LOT #7 4 feet 6 feet & 0 feet 13.85 feet 22 feet
LOT #8 4 feet 0 feet & O feet 13.85 feet 22 feet
LOT #9 4 feet 0 feet & 0 feet 14 feet | 22 feet
LOT #10 4 feet 6 feet & 0 feet 14 feet ! 22 feet
LOT #11 4 feet 6 feet & 0 feet 10 feet i 22 feet
i Height of structures is measured from FINISHED grade.
EXHIBIT C
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Application #: 1831094
APN: 029-171-05
Owner: County of Santa Cruz

B.

All other site and development standards shall comply with the requirements of the R-1-6
zone district and as set out in County Code section 13.10.232 et seq. (or its successor
ordinance), including, but not limited to: number of stories; lot coverage and floor area
ratio (based upon a net site area of 68,767 square feet for the development as a whole)
and minimum separation between structures,

On units 1 thru 4 gabled front porches that face Harper Street are required.
Garden sheds or other similar structures are not allowed in the common area. The

following are allowed within individual lots: Landscaping, garden trellises, garden
statuary, birdbaths, free-standing barbecues, and other small free-standing structures or

-equipment not exceeding 6 feet in height.

Any proposed exterior change from the Architectural Floor Plans and Elevations, and the
Perspective Drawings as stated or depicted in the approved Exhibit D of Permit 181094,
shall be subject to review and approval by the Planning Director, pursuant to an
Administrative Design Review Permit (Level III). In addition, the following conditions
must be met;

1. All architectural detailing and exterior finish colors and materials shall be
consistent with the overall development as approved by 181094, Exterior
materials are limited to horizontal fiber-cement siding, board and batt fiber-
cement siding, wood trim, and roofing shingles. All colors shall be muted carth-
toned shades with a shell-white trim (or similar) and grey-brown roof shingles
(color weathered-wood or similar) to match other homes within the development.

2. No revision to any structure shall be permitted that would result in an
intensification of use of the development (additional bedrooms) or that would
reduce the availability of on-site parking for the 11 units.

3. Accessory dwelling units (ADUs) are not allowed.

Proposed changes that do not comply with the provisions set out in section D above shall
be subject to review and approval by the Board of Supervisors pursuant to an
Amendment to the Planned Unit Development (Level VII).

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

1. All landscaping within the common area shall be permanently maintained in a
good condition by the Homeowners Association:

EXHIBIT C
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Application #: 181094

APN: 029-171-05

Owner: County of Santa Cruz

a. Irrigation systems shall be maintained in working order to support all
planting areas.

b. Dead plants shall be removed and replaced with the same or similar
species.
c. Planting areas shall be maintained to be weed free and plants shall be

trimmed as necessary so as not to obstruct pathways etc.

d. Lawn areas, unless replaced with artificial turf, shall be mowed and kept
clear of weeds.

e. Plots within the community garden shall be made available to all
households within the development. It shall be the responsibility of the
Homeowners association to determine the allocation of individual plots to
the households on an as-requested basis and to ensure that all individual
plots are maintained.

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

a. Annual inspection of the silt and grease traps shall be performed, and
reports sent to the Drainage section of the Department of Public Works on
an annual basis. Inspections shall be performed prior to October 15 each
year. The expense for inspections and report preparation shall be the
responsibility of the Homeowners Association.

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

Except on trash collection days, all trash and recycling bins shall be stored out of
sight within private yard areas or storage areas.

A minimum of 30 parking spaces shall be maintained within the common area for
use by homeowners and guests.

No inoperable vehicles or other objects, including trailers, boats etc. shall be
stored in the shared parking area or in any other portion of the common area
parcel.

Access to and use of the riparian buffer zone and riparian corridor along the
southern portion of the common area by the public/residents is prohibited.

All fencing shall be maintained in good condition and shall comply with the

EXHIBIT C
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Application #: 181094

APN: 029-171-05

Owner: County of Santa Cruz

provisions of County Code section 13.10.525 (or its successor ordinance) for the
exterior of the development. The following additional restrictions shall apply to
fencing within the development:

Lots 1-4: Front yards — Max height 3 feet,
Interior side yards — Max. height 6 feet
West side of Lot #1 & east side of Lot #4) — SCCC 13.10.525
Rear yards — Max height 6 feet
Lots 5-11: Front yards — No fencing allowed
Side yards — Max. 6 feet.
Rear Yards — SCCC 13.10.525

Community Garden: Fencing shall be an open wire mesh design to maintain open
views from Harper Street, through the parcel, to the riparian woodland at the
southern portion of the devélopment. Mesh shall be coated or treated to be a dark
color to minimize the visual impact (chain link fencing is not acceptable).

Riparian corridor and buffer: Fencing shall be an open design such as a wood
split-rail design, to maintain open views of the riparian woodland and movement
of wildlife.

No additional fencing within the common area shall be allowed unless shown on
the approved plans (Exhibit D)

H. All other conditions of approval of Permit 181094, if not specifically called out herein,
are by reference included as part of this Planned Unit Development.

EXHIBIT C
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TENTATIVE MAP & PRELIMINARY IMPROVEMENT PLANS

TRACT NO. 1605 - RODEO CREEK COURT
2340 HARPER STREET - APN 029-171-05 - APPLICATION # 181094

SANTA CRUZ COUNTY, CALIFORNIA
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Application #: 181094 Page 1
APN: 029-171-05
Owner: County of Santa Cruz,

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 of the technical requirements of the
Subdivision Ordinance and is consistent with the County General Plan and the Zoning Ordinance
as set forth in the findings below.

2. That the proposed subdivision, its design, and its improvements, are consistent with
ihe General Plan, and ihe area General Plan or speciiie 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 as allowed subject to a Residential Density Bonus in
accordance with California Government Code sections 65915 through 65918, and County Code
Chapter 17.12. The project is located within the Urban Low Density Residential (R-UL) General
Plan designation, which allows a density of one unit for each 6,000 to 10,000 square feet of net
developable parcel area. Because 100% of the proposed residential units will be affordable to low-
income households, a Residential Density Bonus has been requested. This would allow for an
additional 35% density as set out in County Code section 17.12.060, resulting in a density of one
unit for each 4,080 square feet. Where a Density Bonus is applied the project is statutorily
consistent with the General Plan.

The proposed project will result in the creation of 11 single-family residential lots and one common
area parcel. The average parcel area per residential unit (which includes shared common area but
not the riparian corridor) would be 5,610 square feet of net developable land area per dwelling, in
conformance with the maximum allowed density for the Urban Low Density Residential (R-UL)
General Plan designation of the parcel, where a Residential Density Bonus has been applied.
Individual lots within the development, as shown on the Tentative Map, range from 1,241 square
feet to 2,474 square feet in area and the common area parcel, which includes the riparian corridor
and open space, would contain 49,878 square feet.

The project is consistent with the General Plan, The full range of urban services is available,
including public water and sewer service. All parcels will be accessed by a central driveway from
Harper Street that connects to a shared parking lot. The proposed driveway conforms to the
requirements set out in the County Design review ordinance, Chapter 13.11 of County Code and
the parking area is linked to all the proposed dwelling units by paved, accessible pathways. The
proposed driveway design and pathway network provides adequate and safe vehicular and
pedestrian access.

The subdivision, as conditioned, will be consistent with the General Plan regarding infill
development, in that the proposed residential development will be consistent with the pattern of
surrounding development, and the design of the proposed structures are consistent with the
character of other structures in the surrounding neighborhood.
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Application #: 181094 Page 2

APN: 029-171-05

Owner: County of Santa Cruz

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 and unit
densities meet the minimum standards for the R-1-6-D (Single Family Residential-Designated
Park Site Combining District) zone district, subject to a Residential Density Bonus in accordance
with California Government Code sections 65915 through 65918, and County Code Chapter 17.12.

All of the required external site setbacks for the R-1-6 zone district, as applied to the existing
parcel, are maintained or exceeded. Setbacks to interior property lines have been reduced in
accordance with County Code section [3.10.323(D)(1){(a), which allows for interior sctbacks to be
reduced for parcels where not abutting the periphery of the project site, This reduction of interior
setbacks is proposed to allow for the construction of semi-detached single-family dwellings.
While semi-detached dwellings are considered to be a single-family use, the semi-detached
configuration is specifically identified in the R-1-4 or R-1-3.5 zone districts and not the R-1-6
zone. Therefore, the proposed project includes a request for a Planned Unit Development Permit
(PUD) to allow for a departure from strict conformance with County Code. The request for semi-
detached single-family dwellings with a zero lot line, is consistent with the single-family
residential designation of the parcel in that a single-family dwelling is defined in County Code
section 13.10.700-D, “Dwelling, single-family” as a detached building, or a semi-detached
building sharing one common wall with an adjacent dwelling unit, which contains one dwelling
unit. A “Dwelling unit” is defined as a structure for human habitation providing complete
independent living facilities for one or more persons, including permanent provisions for living,
sleeping, eating, cooking and sanitation.

The maximum lot coverage for parcels within the R-1-6 zone district is 40% of the net site area
and the maximum FAR is 50% (0.5:1). For the proposed project the total lot coverage for all
structures would be 14,7% and the FAR would be 19.7%, calculated for the proposed Common
Interest Ownership project as a whole, considerably less than allowed. Even if the calculation of
lot coverage and FAR is based on the developable area, which also excludes the riparian corridor
and buffer areas, the lot coverage would only be 22% and the FAR would be 29.6%. The height
of the proposed dwellings also complies with the maximum 28-foot height limit in the R-1 6 zone
district in that no dwelling will exceed 24 feet in height measured from the original grade, or 22
feet from the finished grade.

The Designated Park Site Combining District was established in 1994 on APN 029-171-05 and-on
adjacent APNs 029-171-04 and 06 by Ordinance #4315, an ordinance amending chapter 13.10 of
the Santa Cruz County Code to implement the 1994 County General Plan and Local Coastal
Program. The “D” designation was added to denote that those parcels had been designated in
whole or in part by the County General Plan to be considered in the future for acquisition and
development as neighberhood, community or regiona! public recreational facilities. However,
with the required dissolution of the County Redevelopment Agency in 2011, the Board of
Supervisors acknowledged that the subject parcel, APN 029-171-05, would not be used as a park
and instead would be developed as a residential housing site. This decision was also accepted by
Director of Parks, Open Space and Cultural Services. Therefore, consideration of park use has
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Application #: 181094 Page 3
APN: 029-171-05

Owner: County of Santa Cruz

occurred and the codified park site review process pursuant to County Code section 15.01.090(C)
is not required for the current application. Where the Board of Supervisors has determined that
the development of a designated park site in whole or in part for park and recreation use is not
appropriate, the proposed project is subject only to the regulations of the basic zone district.

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

This finding can be made, in that no challenging topography affects the building site, technical
reports prepared for the property conclude that the site is suitable for residential development, and
the proposed units are properly configured to allow development in compliance with the County
Code.

No environmental resources would be adversely impacted by the proposed development. No
development or site disturbance is proposed in the riparian corridor and associated riparian buffer
zone, except for the allowable terminus of the storm drain system for the project and an associated
energy dissipator. These features are required as condition of County approval of the project, for
the proper design and function of site drainage associated with the development and are therefore
exempt from the riparian corridor ordinance per County Code section 16.30.050(D).

The biotic report submitted for the proposed project, which has been reviewed and accepted by
Environmental Planning staff, concluded that the proposed project will have no significant impacts
on sensitive habitats or threatened species. All recommendations of the biotic report are included
as conditions of approval of this permit.

s. 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 the biotic report submitted in support of the proposed project,
which has been reviewed and accepted by Environmental Planning staff, concluded that the
proposed project will have no significant impacts on sensitive habitats or threatened species. All
recommendations of the biotic report have been incorporated into the project and/or are included
as conditions of approval of this permit.

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

This finding can be made, in that municipal water and sewer services are available o serve all
aspects of the proposed development.
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APN: 029-171-05 :

Owner: County of Santa Cruz

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 such easements affect the project site.

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

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

9. The proposed development project is consistent with the Design Standards and
Guidelines (sections 13.11.070 through 13.11.076) and any other applicable
requirements of the Design Review ordinance, County Code Chapter 13,11,

To protect existing public viewsheds, the site has been designed and laid out to retain, to the
greatest extent possible, open vistas through the site from Harper Street to the wooded arroyo and
riparian area along the southern boundary. Dwellings have been laid out on either side of an open
area that runs along a north-south axis through the center of the parcel, comprised of the access
driveway, parking area, a landscaped recreation area and a community garden, beyond which lies
the riparian/open-space area. This layout allows views across the parcel to the woodland beyond.

Individual dwellings have been grouped together to reduce the total number of proposed buildings,
which will lessen the visual impact of the development and also reduce the overall coverage by
impervious surfaces. Units that front onto Harper Street have been designed to include covered
front porches with gabled roofs that define the front entrance to each home and break up the fromnt
facades of the structures. At the lower floor, the homes fronting Harper Street are set back from
the existing edge of Harper Street by a minimum of 38 feet (24 feet from the edge of the proposed
right-of-way dedication) and the second story is set back an additional 7 feet. The remaining
homes are located beyond the shared parking area approximately 150 feet from Harper Street.
These homes front onto a shared landscaped recreation area that will include a children’s play
structure and a communal meeting space with barbecue grills and picnic tables. South of the
recreation area is a community garden with raised planting beds that will be allocated to
homeowners for growing vegetables or other gardening projects.

The proposed semi-detached single-family dwellings each containing two dwelling units, will not
result in massive buildings out of character with surrounding homes. The maximum floor area
proposed for any one of the proposed buildings, would be 2,520 square feet, which is similar in
size to many newly constructed single-family dwellings in the area, including other newer homes
along Harper Street. The maximum height of proposed two-story structures, measured from
existing grade, would not exceed 24 feet, less than the maximum 28 feet allowed by the zone
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district. Therefore, the visual impact of the development will be roughly equivalent to a single-
family home development containing six moderately sized detached single-family homes.

The buildings have all been designed to have clean lines and simple shapes, consistent with many
of the older homes in the neighborhood, and all include features such as gabled roofs, painted
wood-effect siding and covered porches. Although each of the buildings will have a similar
aesthetic, the color palate will be different for each structure; colors include muted earth-toned
greys, greens and browns, to blend with existing homes along Harper Street and with the natural
environment. The proposed architectural features and variety of colors will break up the visual
bulk and mass of the proposed homes. The existing Cypress trees that will be retained along the
project frontage at Harper Street, together with extensive landscaping throughout the development,
will further screen and soften the homes, enhance privacy and create a more intimate development.

Therefore, this finding can be made.
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Application #; 181094 Page 6
APN: 029-171-05
Owner: County of Santa Cruz

Development Permit Findings

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

This finding can be made, in that the project is located in an area designated for residential uses
and is adjacent to existing residential properties. The site is well-suited to development, being
inside ihe Urban Services Line and having a generally {ai io gently sloping elevation over the
entire developable portion of the parcel. The project will be connected to existing sewer and other
utilities.

Construction will comply with prevailing building technology, the California Building Code, and
the County Building ordinance, County Code Chapter 12.10, to ensure the optimum in safety and
the conservation of energy and resources.

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

This finding can be made, in that the use of the property will be residential in nature and unit
densities meet the minimum standards for the R-1-6-D (Single Family Residential-Designated
Park Site Combining District) zone district, subject to a Residential Density Bonus in accordance
with California Government Code sections 65915 through 65918, and County Code Chapter 17.12,

All of the required external site setbacks for the R-1-6 zone district, as applied to the existing
parcel, are maintained or exceeded. Setbacks to interior property lines have been reduced in
accordance with County Code section 13.10.323(D)(1)(a), which allows for interior setbacks to be
reduced for parcels where not abutting the periphery of the project site. This reduction of interior
setbacks is proposed to allow for the construction of semi-detached single-family dwellings.
While semi-detached dwellings are considered to be a single-family use, the semi-detached
configuration is specifically identified in the R-1-4 or R-1-3.5 zone districts and not the R-1-6
zone, Therefore, the proposed project includes a request for a Planned Unit Development Permit
(PUD) to allow for a departure from strict conformance with County Code. The request for semi-
detached single-family dwellings with a zero lot line, is consistent with the single-family
residential designation of the parcel in that a single-family dwelling is defined in County Code
section 13.10.700-D, “Dwelling, single-family” as a detached building, or a semi-detached
building sharing one common wall with an adjacent dwelling unit, which contains one dwelling
unit. A “Dwelling unit” is defined as a structure for human habitation providing complete
independent living facilities for one or more persons, including permanent provisions for living,
sleeping, eating, cooking and sanitation.
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The maximum lot coverage for parcels within the R-1-6 zone district is 40% of the net site area
and the maximum FAR is 50% (0.5:1). For the proposed project the total lot coverage for all
structures would be 14.7% and the FAR would be 19.7%, calculated for the proposed Common
Interest Ownership project as a whole, considerably less than allowed. Even if the calculation of
lot coverage and FAR is based on the developable area, which also excludes the riparian corridor
and buffer areas, the lot coverage would only be 22% and the FAR would be 29.6%. The height
of the proposed dwellings also complies with the maximum 28-foot height limit in the R-1 6 zone
district in that no dwelling will exceed 24 feet in height measured from the original grade, or 22
feet from the finished grade.

The Designated Park Site Combining District was established in 1994 on APN 029-171-05 and on
adjacent APNs (029-171-04 and 06 by Ordinance #4315, an ordinance amending chapter 13.10 of
the Santa Cruz County Code to implement the 1994 County General Plan and Local Coastal
Program. The “D” designation was added to denote that those parcels had been designated in
whole or in part by the County General Plan to be considered in the future for acquisition and
development as neighborhood, community or regional public recreational facilities. However,
with the required dissolution of the County Redevelopment Agency in 2011, the Board of
Supervisors acknowledged that the subject parcel, APN 029-171-05, would not be used as a park
and instead would be developed as a residential housing site. This decision was also accepted by
Director of Parks, Open Space and Cultural Services. Therefore, consideration of park use has
occurred and the codified park site review process pursuant to County Code section 15.01.090(C)
is not required for the current application. Where the Board of Supervisors has determined that
the development of a designated park site in whole or in part for park and recreation use is not
appropriate, the proposed project is subject only to the regulations of the basic zone district.

A total of 30 parking spaces will be provided for the proposed 11 single-family homes in
compliance with County Code section 17.12.090 which requires a minimum of 22 spaces for
residents of the project. In addition, 8 parking spaces (not required by the Code) would be provided
for guest parking. While the project complies with parking standards set out in County Code
section 17.12.090 as provided in density bonus law, the project aiso fully complies with the
residential parking standards set out in County Code section 13.10.552.

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

This finding can be made, in that the proposed division of land, its design, and its improvements,
will be consistent with the General Plan as allowed subject to a Residential Density Bonus in
accordance with California Government Code sections 65915 through 65918, and County Code
Chapter 17.12. The project is located within the Urban Low Density Residential (R-UL) General
Plan designation, which aliows a density of one unit for each 6,000 to 10,000 square feet of net
developable parcel area. Because 100% of the proposed residential units will be affordable to low-
income households, a Residential Density Bonus is applicable. This would allow for an additional
35% density under County Code section 17.12.060, which would result in a density of one unit for
each 4,080 square feet. However, the requested and approved project provides one unit per 5,610
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square feet. Where a Density Bonus is applied the project is statutorily consistent with the General

Plan,

The proposed project will result in the creation of 11 single-family residential lots and one common
area parcel. The average parcel area per residential unit (which includes shared common area but
not the riparian corridor) would be 5,610 square feet of net developable land area per dwelling, in
conformance with the maximum allowed density for the Urban Low Density Residential (R-UL})
General Plan designation of the parcel, where a Residential Density Bonus has been applied.
Individual lots within the development, as shown on the Tentative Map, range from 1,241 square
feet to 2,474 square fect in arca and the common area parcel, which includes the riparian corridor
and open space, would contain 49,878 square feet.

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 a central driveway from
Harper Street that connects to a shared parking lot. The proposed driveway conforms to the
requirements set out in the County Design review ordinance, chapter 13.11 of County Code and
the parking area is linked to all the proposed dwelling units by paved, accessible pathways. The
proposed driveway design and pathway network provides adequate and safe vehicular and
pedestrian access.

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

The affordable housing development will not adversely impact the light, solar opportunities, air,
and/or open space available to other structures or properties, in that all structures exceed the
required exterior site setbacks as specified for the R-1-6 zone district and comply with all other
site and development standards for the zone district, including height, lot coverage and floor are
ratio, as specified in Policy 8.1.3 (Residential Site and Development Standards Ordinance).
Interior setbacks will be consistent with the Planned Unit Development (PUD) to allow for the
construction of semi-detached single-family dwellings (see Planned Unit Development findings).
The reduced setbacks also comply with County Code section 13,10.323(D)(1)(a), which allows
for interior setbacks to be reduced for parcels not abutting the periphery of the project site.
Therefore, the proposed single-family dwellings will not adversely shade adjacent properties.

The proposed affordable housing project will be properly proportioned to the parcel size and 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 11 proposed single-family dwellings
will comply with the site standards for the R-1-6-D zone district as modified by the PUD (including
setbacks, lot coverage, floor area ratio, height, and number of stories) and will result in structures
that will appear visually similar to a six home development, that is consistent with a design and-
density 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.
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4, That the proposed use will not overload utilities and will not generate more than the
acceptable level of traffic on the streets in the vicinity.

This finding can be made, in that all utilities are available for the proposed housing project. A
Traffic Impact Analysis was prepared for the residential subdivision which showed that traffic
impacts from the proposed 11 homes would add only a minimal amount and insignificant level of
traffic to any street within the vicinity of the project site. Therefore, the proposed project would
not adversely impact existing roads or intersections of any highways, streets or intersections in the
County.

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

This finding can be made, in that the project site is located in a neighborhood containing a variety
of architectural styles, and the proposed residential development is consistent with the land use
intensity and density of the neighborhood.

6. The proposed development project is consistent with the Design Standards and
Guidelines (sections 13,11.070 through 13.11.076) and any other applicable
requirements of the Design Review ordinance, County Code Chapter 13.11,

To protect existing public viewsheds, the site has been designed and laid out to retain, to the
greatest extent possible, open vistas through the site from Harper Street to the wooded arroyo and
riparian area along the southern boundary. Dwellings have been laid out on either side of an open
area that runs along a north-south axis through the center of the parcel, comprised of the access
driveway, parking area, a landscaped recreation area and a community garden, beyond which lies
the riparian/open-space area. This layout allows views across the parcel to the woodland beyond.

Individual dwellings have been grouped together to reduce the total number of proposed buildings,
which will lessen the visual impact of the development and also reduce the overall coverage by
impervious surfaces. Units that front onto Harper Street have been designed to include covered
front porches with gabled roofs that define the front entrance to each home and break up the front
facades of the structures. At the lower floor, the homes fronting Harper Sireet are set back from
the existing edge of Harper Street by a minimum of 38 feet (24 feet from the edge of the proposed
right-of-way dedication) and the second story is set back an additional 7 feet. The remaining
homes are located beyond the shared parking area approximately 150 feet from Harper Street.
These homes front onto a shared landscaped recreation area that will include a children’s play
structure and a communal meeting space with barbecue grills and picnic tables. South of the
recreation area is a community garden with raised planting beds that will be allocated to
homeowners for growing vegetables or other gardening projects.
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The proposed semi-detached single-family dwellings each containing two dwelling units, will not
result in massive buildings out of character with surrounding homes. The maximum floor area
proposed for any one of the proposed buildings, would be 2,520 square feet, which is similar in
size to many newly constructed single-family dwellings in the area, including other newer homes
along Harper Street. The maximum height of proposed two-story structures, measured from
existing grade, would not exceed 24 feet, less than the maximum 28 feet allowed by the zone
district. Therefore, the visual impact of the development will be roughly equivalent to a single-
family home development containing six moderately sized detached single-family homes.

The buildings have all been designed to have clean lines and simple shapes, consistent with many
of the older homes in the neighborhood, and all include features such as gabled roofs, painted
wood-effect siding and covered porches. Although each of the buildings will have a similar
aesthetic, the color palate will be different for each structure; colors include muted earth-toned
greys, greens and browns, to blend with existing homes along Harper Street and with the natural
environment. The proposed architectural features and variety of colors will break up the visual
bulk and mass of the proposed homes. The existing Cypress trees that will be retained along the
project frontage at Harper Street, together with extensive landscaping throughout the development,
will further screen and soften the homes, enhance privacy and create a more intimate development.

Therefore, this finding can be made.
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Planned Unit Development Findings

1. That any residential development shall contribute to the ongoing desirability and
character of the surrounding neighborhood.

To ensure the proposed development would not diminish the neighborhood character of Harper
Street, the proposed project has been required to include homes that would front onto Harper
Street, rather than the internal driveway. Units along the northern edge of the proposed
development are required to include a front entrance with a gabled porch opening toward Harper
Street. To retain the character of the street, dedication of a 4-foot wide strip along the northern
property boundary is required for the development of a sidewalk along Harper Street. The
alignment of the new path allows for pedestrian connectivity while preserving the mature Cypress
trees that line Harper Street in the vicinity of the project site, which assists with maintaining the
existing streetscape.

To protect existing public viewsheds, the site has been designed and laid out to retain, to the
greatest extent possible the more open and rural character of the larger legacy lots on the street.
To achieve this, open vistas through the site from Harper Street to the wooded arroyo and riparian
area along the southern boundary have been retained. Dwellings would be constructed either side
of an open area that runs along a north-south axis through the center of the parcel, comprised of
the access driveway, parking area, a landscaped recreation area and a community garden, beyond
which lies an open space/riparian area. This layout allows views across the parcel to the woodland
beyond.

Individual dwellings have been grouped together to reduce the total number of proposed buildings,
which will lessen the visual impact of the development and also reduce the overall coverage by
impervious surfaces. Units that front onto Harper Street have been designed to include covered
front porches with gabled roofs that define the front entrance to each home and break up the front
facades of the structures. At the lower floor, the homes fronting Harper Street are set back from
the existing edge of Harper Street by a minimum of 38 feet (24 feet from the edge of the right-of-
way dedication) and the second story is set back an additional 7 feet. The remaining homes are
located beyond the shared parking area approximately 150 feet from Harper Street. These homes
front onto a shared landscaped recreation area that will include a children’s play structure and a
communal meeting space with barbecue grills and picnic tables. South of the recreation area is a
community garden with raised planting beds that will be allocated to homeowners for growing
vegetables or other gardening projects.

Therefore, the proposed development will contribute to the ongoing desirability and character of
the surrounding neighborhood and this finding can be made.
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2. That the combination of different dwelling and/or structure types and the variety of
land uses in the development will complement each other and will harmonize with
existing and proposed land uses, structures, and the natural environment in the
vicinity.

This finding can be made, in that the proposed buildings that will contain two semi-detached
single-family dwellings, will not result in buildings that are out scale or character with surrounding
homes. The maximum floor area proposed of any one of the proposed buildings, is 2,520 square
feet, which is similar in size to many newly constructed single-family dwellings in the area,
including other newer homes along Harper Street. The maximum height of the two-story
structures, measured from existing grade, would not exceed 24 teet, which is less than the
maximum 28 feet allowed in the zone district. Therefore, the visual impact of the development
will be roughly equivalent to a single-family home development containing six moderately sized
detached single-family homes.

The buildings have all been designed to have clean lines and simple shapes, consistent with many
of the older homes in the neighborhood, and all include features such as gabled roofs, painted
wood-effect siding and covered porches. Although each of the buildings will have a similar
aesthetic, the color palate will be different for each structure; colors include muted earth-toned
greys, greens and browns, to blend with existing homes along Harper Street and with the natural
environment. The proposed architectural features and variety of colors will break up the visual
bulk and mass of the proposed homes. The existing Cypress trees that will be retained along the
project frontage at Harper Street, together with extensive landscaping throughout the development,
will further screen and soften the homes, enhance privacy and create a more intimate development.

A total of 30 parking spaces will be provided for the proposed 11 single-family homes in
compliance with County Code section 17.12.090 which requires a minimum of 22 spaces for
residents of the project. In addition, 8 parking spaces (not required by the Code) would be provided
for guest parking. While the project complies with parking standards set out in County Code
section 17.12.090 as provided in density bonus law, the project also fully complies with the
residential parking standards set out in County Code section 13.10.552.

3. That the permitted departures from the otherwise required development standards
will provide specific benefits to the neighborhood and/or the community in which the
planned unit development is located, and that such benefits are specified by the Board
of Supervisors in connection with its approval of a planned unit development, and
that any conditions required to achieve such benefits are incorporated into the project
and made conditions of approval.

The County of Santa Cruz has one of the least atfordable housing markets in the United States of
America, where only about 15% of residents in the county can currently afford to purchase a

median priced home. The proposed project will provide an important benefit to the community in
that the project will result in the creation of 11 single-family residential parcels, each developed
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with either a two or a three-bedroom home, where 100% of the homes will be affordable to low-
income households.

The Planned Unit Development will permit the construction of 10 semi-detached single-family
dwellings within five structures, with a sixth structure containing one detached single-family
dwelling. This design will reduce the total number of structures that would be approved by a
standard R-1-6 development and thereby minimize the overall visual impact of the new homes on
the surrounding neighborhood. The proposed buildings each containing two semi-detached single-
family dwelling units, will not result in buildings out of scale or character with surrounding homes.
The maximum floor area proposed for any one of the structures, would be 2,520 square feet, which
is similar in size to many newly constructed single-family dwellings in the area, including other
newer homes along Harper Street. The maximum height of proposed two-story structures,
measured from existing grade, would not exceed 24 feet, which is less than the maximum 28 feet
allowed in the zone district. Therefore, the visual impact of the development will be less than or
equivalent to a standard single-family home development in that it contains six moderately sized
residential structures. The layout of the proposed homes on either side of an open area that runs
along a north-south axis through the center of the parcel, allows unobstructed views through the
parcel to the woodland beyond and therefore accommodates existing public viewsheds.

To ensure that the proposed project provides resource protection, a biotic report was submitted for
of the proposed project. The report, which has been reviewed and accepted by Environmental
Planning staff, concluded that the proposed project will have no significant impacts on special
status plant or animal species. To protect the riparian corridor that crosses the southern portion of
the site, a Habitat Restoration Plan (HRP) has been proposed which will include removal of select
non-native Eucalyptus trees, soil supplementation and planting of native oaks and shrubs in the
non-native grassland that lies within the riparian buffer zone. Public use of the Eucalyptus/Oak
woodland habitat within the riparian corridor will also be prohibited to preserve the understory
and prevent impacts to resident wildlife.

All recommendations of the biotic report have been incorporated into the project and/or included
as conditions of approval of the Planned Unit Development permit. Details of the final HRP are
also required as a condition of approval of this project, to be provided as an addendum to the biotic
report and included for review with the recordation of the Final Map for the subdivision.

4, That the proposed development is consistent with the General Plan/Local Coastal
Program Land Use Plan.

This finding can be made, in that the proposed division of land, its design, and its improvements,
will be consistent with the General Plan as allowed subject to a Residential Density Bonus in
accordance with California Government Code sections 65915 through 65918, and County Code
Chapter 17.12. The project is located within the Urban Low Density Residential (R-UL) General
Plan designation, which allows a density of one unit for each 6,000 to 10,000 square feet of net
developable parcel area, Because 100% of the proposed residential units will be affordable to low-

EXHIBIT E

60



Application #: 181094 Page 14
APN: 029-171-05

Owner: County of Santa Cruz

income households, a Residential Density Bonus is applicable. This allows for an additional 35%
density under County Code section 17.12.060, which would result in a density of one unit for each
4,0_‘80 square feet. However, the requested and approved project provides one unit per 5,610 square
feet. Where a Density Bonus is applied the project is statutorily consistent with the General Plan.

The proposed project will result in the creation of 11 single-family residential lots and one common
area parcel. The average parcel area per residential unit (which includes shared common area but
not the riparian corridor) would be 5,610 square feet of net developable land area per dwelling, in
conformance with the maximum allowed density for the Urban Low Density Residential (R-UL)
General Plan designation of the parcel, where a Residential Density Bonus has been applied.
Individual lots within the development, as shown on the Tentative Map, range from 1,241 square
feet to 2,474 square feet in area and the common area parcel, which includes the riparian corridor
and open space, would contain 49,878 square feet.

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 a central driveway from
Harper Street that connects to a shared parking lot. The driveway conforms to the requirements
set out in the County Design review ordinance, chapter 13.11 of County Code and the parking area
is linked to all the proposed dwelling units by paved, accessible pathways. The proposed driveway
design and pathway network provides adequate and safe vehicular and pedestrian access.

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

The affordable housing development will not adversely impact the light, solar opportunities, air,
and/or open space available to other structures or properties, in that all structures exceed the
required exterior site setbacks as specified for the R-1-6 zone district and comply with all other
site and development standards for the zone district, including height, lot coverage and floor are
ratio, as specified in Policy 8.1.3 (Residential Site and Development Standards Ordinance).
Interior setbacks will be consistent with the Planned Unit Development (PUD) to allow for the
construction of semi-detached units (see Planned Unit Development findings). Reduced setbacks
comply with County Code section 13.10.323(D)(1)(a), which allows for interior setbacks to be
reduced for parcels not abutting the periphery of the project site. Therefore, the proposed single-
family dwellings will not adversely shade adjacent properties.

The proposed affordable housing project will be properly proportioned to the parcel size and 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 11 proposed singie-family dwelings
will comply with the site standards for the R-1-6-D zone district as modified by the PUD (including
setbacks, lot coverage, floor area ratio, height, and number of stories) and will result in structures
that will appear visually similar to a six home development, that is consistent with a design and
density that could be approved on any similarly sized lot in the vicinity.
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Land Division 181094

Applicant: David Harper, Habitat for Humanity, Monterey Bay

Property Owner: County of Santa Cruz
Assessor's Parcel Number: 029-171-05

Property Address and Location: Located on the south side of Harper Street (2340 Harper Street),
approximately 625 feet east of the intersection with Chanticleer Avenue

Planning Area: Live Oak
Exhibit(s):

D.

Tentative Map — 1 sheet prepared by Bowman and Williams, drawn April 23, 2018, revised
September 21, 2018; Civil Engineering plans, 14 sheets, prepared by Bowman and
Williams, drawn April 23, revised September 21, 2018; Survey, 1 sheet prepared by
Bowman and Williams, drawn September 12, 2018.

Site Layout and Architectural Design plans - 9 sheets prepared by William Kempf,
Architect, drawn April 23, 2018, (3 sheets revised October 17, 2018, 4 sheets revised
August 28, 2018, and 2 sheets revised July 10, 2018).

Landscape Plans — 3 sheets prepared by Megan Bishop, Landscape Architect drawn April
23, 2018, revised July 17, 2018.

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

II.

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

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

B. Record the Conditions of Approval with the Parcel Map. The Conditions of
Approval shall be applicable to all resulting parcels.

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

A, The Final Map shall be in general conformance with the approved Tentative Map
and shall conform to the conditions contained herein, All other State and County

laws relating to improvement of the property or affecting public health and safety
shall remain fully applicable.
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B. This land division shall result in no more than ten (10) semi-detached single-family
and one (1) detached single-family residential units, and common area for access,
utilities, and landscaping.

C. The minimum aggregate parcel area shall be in conformance with the density
allowed within the R-UL (Urban Low Residential) General Plan designation,
subject to an Affordable Residential Density Bonus.

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

L Building envelopes for each parcel in conformance with the approved
Planned Unit Development (see Exhibit I / Exhibit PUD-A) and the
common area, located according to the approved Tentative Map.

2, Show the gross/net area of each lot.
3. All easements and dedications to be recorded prior to recordation of the
Parcel Map.

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

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

2 Lots shall be connected for water service to the City of Santa Cruz Water
District. All regulations and conditions of the water district shall be met.
Proof of water service availability is required prior to issuance of a building
permit on any parcel.

3. Lots shall be connected for sewer service to Santa Cruz County Sanitation
District. All regulations and conditions of the sanitation district shall be
met. Proof of sewer service availability is required prior to issuance of a
building permit on any parcel.

4, Construction on the lots shall conform to the Architectural Floor Plans and
Elevations, and the Perspective Drawings as stated or depicted in the
approved Exhibit "D" and shall also meet the following additional
conditions:

a. Notwithstanding the approved preliminary architectural plans, all
future development shall comply with the specified development
standards as determined by the Planned Unit Development (PUD).

5. All future development on the lots shall comply with the requirements of
the approved geotechnical report.
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6.

10.

11.

12.

A written statement will be submitted, 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.

The access drive shall be designated as a fire lane. The fire lane (both sides
of the road) shall be painted and posted as a fire lane meeting the
requirements of Section 22500.1 of the California Vehicle.

A minimum number of 30 parking spaces shall be provided for the
development within the common area: 2 parking spaces per unit (22 spaces
total) plus an additional 8 parking spaces for guest parking.

The proposed private driveway shall be named. Naming shall meet the
requirements of the Santa Cruz County Street Naming and Addressing
Ordinance. Application for the street name shall be done through the street
naming and Addressing Coordinator in the Santa Cruz County Planning
Department.

Prior to any ground disturbance, a detailed erosion control plan shall be
reviewed and approved by the Department of Public Works and the
Planning Department, The erosion control plans shall identify the type of
erosion control practices to be used and shall include the following: |

a. Silt and grease traps shall be installed according to the approved
improvement plans.
b. An effective sediment barrier placed along the perimeter of the

disturbance area and maintenance of the barrier.

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

Earthwork between October 15 and April 15 requires a separate winter
grading permit approval from Environmental Planning, that may or may not
be granted.

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

1.

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 Environmental Planning Section of the Planning
Department, including the following:

a.

The improvement plan submittal shall comply with all requirements
of the soils report (see Soils Report Review file REV181063).

Final plans shall reference the soils report by title, author, and date.
Final plans should include a statement that the project shall conform
to the geotechnical engineer’s recommendations.

After plans are prepared that are acceptable to all reviewing
agencies, please submit an original wet-signed and stamped Soils
(Geotechnical) Engineer Plan Review Form to Environmental.
Planning. Please note that the plan review form must reference the
final plan set by last revision date. Any updates to report
recommendations necessary to address conflicts between the report
and plans must be provided via a separate addendum to the soils
report. The author of the report shall sign and stamp the completed
form. An electronic copy of this form may be found on our website:
www.sccoplanning.com, under “Environmental”, “Geology &
Soils”, “Assistance & Forms”, “Soils Engineer Plan Review Form”.

Final plans shall provide contact information for the archaeologist
of record.

An addendum to the arborist report providing measures that will
prevent tree root growth from tree #29 toward the foundation of unit
9, shall be submitted with the improvement plans.

A ftree protection plan and a plan review letter from the project
arborist shall be submitted with improvement plans.

Final plans shall provide contact information for the biologist of
record and include a statement that the project shall conform to the
recommendations of the biotic report acceptance letter.

The details of the final Habitat Restoration Plan shall be provided as
an addendum to the biotic report and included for review with the
submittal material for the Final Map. The Habitat Restoration Plan
shall be approved by Environmental Planning before the Final Map
can be recorded. An alternative to the Habitat Restoration Plan
(HRP) proposed in BR-1 of the HRP is requested, to show that the
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eucalyptus oak woodland habitat should have no public use, and the
understory should be preserved to avoid impacts to resident wildlife.
The HRP should include removat of select eucalyptus and planting
native oaks and shrubs in the non-native grassland within the arroyo
buffer zone.

i Provide details of fencing along the northern edge of the riparian
buffer zone, to deter public/resident access to this area. Fencing
shall be an open design such as a wooden split-rail, to maintain open
views of the woodland area and allow movement of wildlife.

j. The applicant shall submit a drainage plan that complies with the
requirements set forth in 2016 California Building Code (CBC)
Section 1804.4 and the recommendations of the soils engineer. 2016
California Building Code (CBC) Section 1804.4 requires that grades
adjacent to buildings be sloped away at 5-percent for 10 feet. Where
property lines or physical obstructions prohibit 10 feet of horizontal
distance, a S5-percent slope shall be provided to an approved
alternative method of diverting water away from the foundation.
Swales used for this purpose shall be sloped a minimum of 2 percent
where located within 10 feet of the building foundation. The 5-
percent slope may be reduced to 2-percent for impervious surfaces
or where climatic or soil conditions warrant (this requires
submission of a written analysis by the geotechnical engineer of
record that clearly supports the exception).

k. The applicant shall provide a stormwater pollution control plan that
meets the requirements set forth in the County’s Construction Site
Stormwater Pollution Control BMP Manual.

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

1.

Locate and label the existing sewer lateral “To be properly abandoned
(including inspection by District) prior to issuance of demolition permit or
relocation or disconnection of structure.”

Submit and secure approval of an engineered sewer improvement plan
providing sanitary sewer service to each parcel.

A Home Owner’s Association shall be formed and shall be responsible for
the ownership and maintenance of the onsite private sewer system, up to
and inciuding the connection at the public sewer main, Applicant/deveioper
shall provide a copy of CC&Rs to the District showing the inclusion of the
Homeowner’s sewer system maintenance responsibilities prior to the filing
of the Final Map and building permit issuance.
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4.

Pay all necessary bonding, deposits, and connections fees.

D. Meet all requirements of the Department of Public Works - Stormwater
Management Services including, without limitation, the following standard
conditions:

1.

This site is considered a large project for Stormwater Managemerit purposes
in the County Design Criteria (CDC). Provide a final Stormwater
Management Report and design that is signed and stamped and addresses
the following:

a. Provide final analysis that accounts for the slope of the porous
pavement and retention facilities.

b. Section C.2 Provide a narrative describing which pollutant
generating activities and sources are proposed on the project site and
how their impacts will be mitigated. Show these on a site
map/plan. The map/plan can include or reference recommendations
from the California Stormwater Quality Association (CASQA)
BMP Handbook for New Development and Redevelopment or
equivalent.

c. Section C.3.c: Please include a narrative introduction to the concept
of stormwater management on the site in the Stormwater
Management Report that addresses each of the Site Design and
Runoff Reduction measures called for in this section.

d. How/why does the total drainage area change from the pre to post
condition?

Provide final improvements plans that are consistent with the drainage
analysis and provide details and specifications for each different surface and
mitigation facility. The analysis suggests that the pervious pavement and
underground retention facilities will not include subdrains, compaction, or
geotextiles. Specify the minimum dimensions of the mitigation areas on the
final improvement plans that are consistent with the analysis.

Provide details for all of the different surfaces proposed throughout the
project consistent with impervious area calculations. Details for the wood
chip/mulched areas should demonstrate how these areas are depressed and
that the mulch specified is non-floating so that mulch will not impact the
pervious pavement or enter the storm drain inlets.

Provide details for the existing and proposed swales including dimensions,
slopes, surfacing, etc.
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10.

11.

12.

Provide detail/s for the proposed energy dissipater outlet. Demonstrate
compliance with Figure SWM-19b of the CDC.

The final improvement plans shall include restrictions on additional
impervious areas beyond those shown and accounted for the in the final
design without permits and approval by the County.

The final map shall include easements for all common drainage facilities
and facilities that accommodate upstream offsite runoff. The final map
should clearly depict these easement areas, specifically state that these
easements are to be privately maintained, that they shall be kept free and
clear of buildings or structures of any and, and identify which party(ies) are
responsible for maintenance. Easement widths shall be adequate for
maintenance, repair and replacement without impact to structures or other
permanent facilities.

The final map shall include easement/s to the Zone 5 Flood Control District
for access and maintenance of the channel running through the southemn
portion of the parcel. Please coordinate with District staff regarding the
easement/s.

Please confirm with the water department that the water service lines
locations relative to the stormwater management is acceptable and in
conformance with state and local standards.

All storm drain inlets and catch basins on this commercial property shall be
marked with prohibitive language (such as: “No Dumping — Drains to
Ocean. No Tire — Desecho Corre al Mar”) and/or graphical icons to
discourage illegal dumping. Legibility of markings and signs must be
maintained by the property owner/HOA.

Recorded maintenance agreement(s) for stormwater management and
mitigation facilities is required in compliance with section C.3.e of the
CDC. [Include watershed map, detailed management activities,
maintenance requirements, schedule, signs of system failure, and
responsible party both in the recorded maintenance agreement as well as the
final plans. The maintenance agreement should also include the standard
language provided in Fig. SWM-25B of the CDC.

Since the parcel being developed receives existing runoff from an adjacent
drainage area, the recordation of a drainage easement, maintenance
agreement, deed restriction, or other document recorded on the parcel deed
will be required. The recorded document shall acknowledge that the parcel
does and will continue to receive upstream runoff, that the property owner
is responsible for maintenance of the drainage pathway (natural and/or man-
made) through the parcel, and that the County and Flood Controi District(s)
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13.

14.

15.

are not responsible for the upstream runoff or for maintenance of the
drainage pathway. This may be combined with SWM25B or incorporated
on the final map.

Provide landscape and architectural plans with surfacing, grading, and
drainage information for review for consistency with the civil plans

Please submit a review letter from the Geotechnical engineer approving of
the final drainage plan. The letter should refer to dated plans and confirm
that the site soils encountered are consistent with the design infiltration rate
used in the design.

Zone 5 fees will be assessed on the net increase in permitted impervious
area following the Unified Fee Schedule in place at final map
approval/building permit issuance. The fees are currently $1.29 per square
foot, and are subject to increase based on the amount applicable at permit
issuance date. Reduced fees (50%) are assessed for semi-pervious surfacing
without liners (such as gravel, base rock, paver blocks, porous pavement,
etc.) to offset costs and encourage more extensive use of these
materials. For credit for existing impervious area provide documentation
that demonstrates the impervious area was installed with a previously
approved permit or were in place prior to establishment of Zone 5 in 1969.

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

1.

All landscaping within the common area shall be permanently maintained
in a good condition by the Homeowners Association.

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

Annual inspection of the silt and grease traps shall be performed and reports
sent to the Drainage section of the Department of Public Works on an annual
basis. Inspections shall be performed prior to October 15 each year., The
expense for inspections and report preparation shall be the responsibility of
the Homeowners Association.

a. A brief annual report shall be prepared by the trap inspector at the
conclusion of each October inspection and submiited to the
Drainage section of the Department of Public Works within 5 days
of the inspection. This monitoring report shall specify any repairs
that have been done or that are needed to allow the trap to function
adequately.
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3. Except on trash collection days, all trash and recycling bins shall be stored
out of sight within private yard areas or storage areas.

4, No additional structures or additions to structures shall be constructed
unless consistent with the approved PUD. Planning Department review and
approval of all such improvements, as specified in the PUD, shall be
obtained prior to any construction.

5. No inoperable vehicles or other objects, including trailers, boats etc. shall
be stored in the shared parking area or in any other portion of the common
area parcel, or in the right-of-way for Harper Street.

6. All fencing shall be maintained.

7. Access to and use of the riparian buffer zone and riparian corridor along the
southern portion of the common area by the public/residents is prohibited.

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

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

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

Park dedicatiori in-lieu fees shall be paid for 11 (11) dwelling units. These fees are
currently $1000 per bedroom but are subject to change. A fee credit may be granted
for bedrooms in the dwelling that is to be demolished. It is the applicant’s
responsibility to provide the required information to support of a request for a
reduction of fees.

Child Care Development fees shall be paid for 11 (11) dwelling units. These fees
are currently $109 per bedroom but are subject to change. A fee credit may be
granted for bedrooms in the dwelling that is to be demolished. It is the applicant’s
responsibility to provide the required information to support of a request for a
reduction of fees,
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K.

Transportation improvement fees shall be paid for 11 (11) dwelling units. These
fees are currently $3,000 per unit but are subject to change. A fee credit may be
granted for the the dwelling that is to be demolished. It is the applicant’s
responsibility to provide the required information to support of a request for a
reduction of fees.

Roadside improvement fees shall be paid for 11 (11) dwelling units. These fees are
currently $3,000 per unit, but are subject to change. A fee credit may be granted
for the the dwelling that is to be demolished. It is the applicant’s responsibility to
provide the required information to support of a request for a reduction of fees.

Prior to recordation of the Final Map, the applicant shall enter into a Regulatory
Agreement with the County of Santa Cruz, consistent with the approved Affordable
Housing Property Disposition Agreement.

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

1. All improvements shall be prepared by a registered civil engineer and shatl
meet the requirements of the County of Santa Cruz Design Criteria except
as modified in these conditions of approval. Plans shall also comply with
applicable provisions of the State Building Code regarding accessibility.

a. The construction of the proposed interior access driveway shall
include a 24 foot paved road section.

b. Note on the plans that the proposed new driveway on to Harper
Street shall conform to Figure DW-5 of the County of Santa Cruz
Design Criteria.

C. Indicate on the plans if any trenching is required in the county right-
of-way. An encroachment permit will be required for all trenching
proposed in the county right-of-way.

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

Complete drainage details including existing and proposed contours, plan
views and centerline profiles of all driveway improvements, complete
drainage calculations and all volumes of excavated and fill soils.

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

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

a final Landscape Plan for the entire site for review and approval by the

Planning Department. The landscape plan shall specify plant species, size and
location, and shall include irrigation plans, which meet the following criteria and
must conform to all water conservation requirements of the local water district and
the following conservation regulations:

1.

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.

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

a. The irrigation plan and an irrigation schedule for the established
landscape shall be submitted with the building permit applications.
The irrigation plan shall show the location, size and type of
components of the 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.

b. 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.

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

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

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

A.

Pre-Construction Meeting: In order to ensure that the conditions of approval are
communicated to the various parties responsible for constructing the project, a pre-
construction meeting shall be scheduled 1-4 days prior to the commencement of
carthwork. The following parties shall attend: the applicant, grading contractor
supervisor, the project arborist, the project biologist, the soils engineer, the civil
engineer and Santa Cruz County Environmental Planning staff.

The proposed construction activities could impact the ephemeral drainage.
Construction best management practices (BMPs) should be included in the
development plans and implemented on site. Ground disturbance activities shall not
take place within the riparian corridor, buffer or construction setback. The applicant
shall submit a stormwater pollution control plan that meets the requirement set forth
in the County’s Construction Site Stormwater Pollution Control BMP Manual.

To minimize potential impacts to migratory and nesting birds, if ground disturbance
occurs during March 15 and August 15, within one week of initial ground
disturbance activities a nesting bird survey shall be conducted by a qualified
biologist. If surveys do not locate nesting birds, work activities may be conducted.
If nesting birds are located, no work shall occur within 100 feet of non-raptor nests

EXHIBIT F

73



Application #; 181094

APN: 029-171-05

Owner: County of Santa Cruz

or within 300 feet of raptor nests until chicks are fledged or the nest is inactive, A
brief report shall be submitted to the County of Santa Cruz Environmental Planning
Department immediately upon completion of the survey, The report shall detail
appropriate fencing or flagging of the buffer zone and make recommendations on
additional monitoring requirements. A map of the Project site and nest locations
shall be included with the letter report. The Project biologist conducting the nesting
survey shall have the authority to reduce or increase the recommended buffer
depending upon site conditions.

To minimize impact to Northern California legless lizard, which may occur in the
understory of oaks, a preconstruction survey for legless lizards shall be conducted
in the proposed work area within 25 feet of the oak tree canopy edges no more than
48 hours prior to groundbreaking activities.

Hoary and Pallid bats may be present in trees, or structures. To minimize potential
impact a bat ecologist shall conduct an investigation within 30 days of scheduled
demolition to determine if any of the structures to be demolished or tree over 20
inches DBH to be removed are being used by bats. If there is no evidence of bat use
demolition may proceed as scheduled. If a non-maternal roost is found, the
qualified biologist, with prior approval from California Department of Fish and
Wildlife, will install oneway valves or other appropriate passive relocation method.
For each occupied roost removed, one bat box shall be installed in similar habitat
and should have similar cavity or crevices properties to those which are removed,
including access, ventilation, dimensions, height above ground, and thermal
conditions. Maternal bat colonies may not be disturbed.

Trimming and removing eucalyptus trees within the eucalyptus oak woodland may
impact overwintering Monarch butterflies. To avoid impacts if vegetation
trimming/removal activities that affect eucalyptus trees occur during October 1
through March 31, overwintering monarch surveys shall be conducted by a
qualified biologist within one week of habitat disturbance, If surveys do not locate
clustering monarchs, vegetation trimming/removal activities may be conducted. If
clustering monarchs are located, no vegetation trimming/removal activities shall
occur within 100 feet of cluster trees.

V. 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 unless otherwise specifically
excepted by these conditions of approval. If pedestrian, bicycle or vehicle traffic
will be impacted please include a traffic control plan.
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B. Building and Grading Permits shall be obtained from the Santa Cruz County
Building Official for all proposed structures and all proposed earthwork.

1. Any outstanding balance due to the Planning Department must be paid prior
to making a Building Permit application. Applications for Building Permits
will not be accepted or processed while there is an outstanding balance due.

C. A Grading Permit shall be obtained from the Santa Cruz County Building Official.

D. 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. Approval of winter grading may or may not be granted.

E. No land disturbance shall take place prior to issuance of building or grading 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).

F. Prior to the issuance of Building/Grading Permits, the following requirements of
the Environmental Planning Section of the Planning Department shall be met:

1. Building plan submittals shall comply with all requirements set forth in the
soils report acceptance letter.

2. The applicant shall provide 2 copies of the soils report and any addenda
with the building/grading permit applications.

3. Plans shall reference the soils report and any addenda and include a
statement that the project shall conform to the geotechnical engineer’s
recommendations.

4, Plans shall include a site-specific stormwater pollution control plan that

meets the requirements set forth in the County’s Construction Site
Stormwater Pollution Control BMP Manual. The Manual may be found on
our website at sccoplanning.com by navigating to Environmental / Erosion
and Stormwater Pollution Control / Construction Site Stormwater BMP
Manual.

5. Plans shall include a site-specific drainage plan that complies with the
requirements set forth in 2013 California Building Code (CBC) Section
1804.3 and the recommendations of the soils engineer.

6. The applicant shall submit a signed and stamped Soils (Geotechnical)
Engineer Plan Review Form to Environmental Planning, The plan review
form shall reference ecach reviewed sheet of the final plan set by its last
revision date. Any updates to the soils report recommendations necessary
to address conflicts between the report and plans must be provided via a
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separate addendum to the soils report. The author of the report shall sign
and stamp the completed form.

7. Building/grading permit application plans shall clearly represent ali
proposed grading, including any over-excavation and re-compaction as
recommended by the geotechnical engineer.

8. The building/grading permit application shall provide an accurate “limit of
grading/disturbance” line in plan and cross-section view and associated
disturbed area (in acres). The line should delineate all disturbed areas,
including areas for construction access, material/equipment staging,
sidewalk and front yard construction, and installation of retaining walils
(including the area necessary to excavate behind the retaining wall during
construction),

Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time
during site preparation, excavation, or other ground disturbance associated with this
development, any artifact or other evidence of an historic archaeological resource
or a Native American cultural site is discovered, the responsible persons shall
immediately cease and desist from all further site excavation and notify the Sheriff-
Coroner if the discovery contains human remains, or the Planning Director if the
discovery contains no human remains. The procedures established in Sections
16.40.040 and 16.42.080, shall be observed.

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

1. Limit all major site preparation work 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 an emergency situation.
The construction of individual dwellings proposed by the project shall also
be permitted, between 8:00am and 5:00pm on Saturdays to allow for the use
of volunteer labor. Interior finish work such as painting, tiling etc., that
does not produce sound that might be heard beyond the boundaries of the
parcel (hammering, use of an electric drill, sawing etc.) is not restricted.

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.
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VI

VIIL

L. One construction/security trailer (maximum 12 feet by 60 feet) is allowed on the
site during the construction. The location of the trailer shall conform to all yard
setbacks contained in the conditions of approval and shall be shown on the site plan
for each phase of construction. Compliance with County Code section 13.10.683
or any successor ordinance is required. A building permit is required for the
installation of the construction trailer and the construction trailer shall be removed
from the site prior to final inspection of the minor land division,

L. Construction of improvements shall comply with the requirements of the approved
geotechnical report(s). The project geotechnical engineer shall inspect the
completed project and certify in writing that the improvements have been
constructed in conformance with the geotechnical report(s).

K. All required improvements shall be installed and inspected by the Department of
Public Works and Planning Department prior to final inspection clearance for any
new structure on the new lots.

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

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

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

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

1. COUNTY bears its own attorney's fees and costs; and

2, COUNTY defends the action in good faith.
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C. Settlement. The Development Approval Holder shall not be required to pay or

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

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

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

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.

cc: County Surveyor

Please note: This permit expires two years (24 months) from the effective date listed below
unless the Final Map has been recorded for the subdivision approved by this permit. The
issuance of permits for demolition of existing structures, for a temporary power pole or other
site preparation permits does not constitute the exercising of this permit. Failure to record
the Final Map within the period specified will void the development permit, unless an
extension to this permit is granted or the there are special circumstances as determined by
the Planning Director.

Approval Date:

Effective Date;

Expiration Date:

Appeals: Any property owner, or other person aggricved, or any other person whose interests are adversely affected
by any act or determination of the Planning Commission, may appeal the act or determination to the Board of
Supervisors in accordance with chapter 18.10 of the Santa Cruz County Code,
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Parcel Information

Services Information

Urban/Rural Services Line:
Water Supply:

Sewage Disposal:

Fire District:

Drainage District:

Parcel Information

Parcel Size:

Existing Land Use - Parcel:
Existing Land Use - Surrounding;
Project Access:

Planning Area:

Land Use Designation:

Zone District:

Coastal Zone:
Appealable to Calif, Coastal Comm.

X Inside __ Outside

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

Zone 5 Flood Control District

69,367 square feet _

Residential (single-family dwelling)

Residential neighborhood

Harper Street

Live Oak

R-UL, O-U (Urban Low Density Residential, Urban
Open Space)

R-1-6-D (Single family residential - 6,000 square feet
minimum, with a Designated Park Site Combining

District)
__ Inside X Outside
_ Yes X No

Technical Reviews: Soils Report Review, Biotic Report Review and Archacologic Archival

Review,

Environmental Information

Geologic Hazards: Not mapped/no physical evidence on site

Soils: Geotechnical Report accepted

Fire Hazard: Not a mapped constraint

Slopes: Site sloped less than 15%

Env. Sen. Habitat: No physical evidence on site, biotic report reviewed and accepted
Grading: Approximately 676 cubic yards

Tree Removal: 6-7 small trees, including Oak and Acacia, around the existing

dwelling required to be removed. No significant trees. Select
Eucalyptus trees will be removed within the riparian buffer area as part
of the Habitat Conservation Plan.

Scenic: Not a mapped resource
Drainage: Drainage plan and calculations submitted and accepted
Archeology: No physical evidence on site, Archaeologic Archival Review report

reviewed and accepted.
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT

701 OCEAN STREET, 4™ FLOOR, SANTA CRuUZz, CA 95060
{831) 454-2580 FAx;{831)454-2131 ToD: (831)454-2123

KATHLEEN MOLLOY, PLANNING DIRECTOR

David Foster October 17,2018
Habitat for Humanity Monterey Bay

108 Magnolia Street

Santa Cruz, CA 95062

Subject: 11 Unit Affordable Housing Complex Development Project
Biotic Report Review and Conditioned Biotic Approval
APN 029-171-05, Application 181094

Dear Mr. Foster:

The County of Santa Cruz Planning Department received and reviewed the Biotic Report prepared by Althouse
and Meade, Inc. dated June 28, 2018, for the 11 unit affordable housing complex development project. This report
was tequired due to the potential for sensitive habitats and protected plant and animal species within the proposed
project area.

The proposed project includes an affordable housing complex consisting of 11 two- and three-bedroom units
grouped into six buildings. There will also be a parking lot, a recreation area, and a community garden. The
footprint of the proposed project is approximately 0.92 acres.

The habitats on the Habitat for Humanity Monterey Bay (HHMB) parcel are characterized in the biotic report as
annual brome grassland, ruderal, and eucalyptus-oak woodland. The predominant habitat within the proposed
building development envelope is mowed annual brome grassland. The grassland and annuals are predominantly
non-native species. Clumps of tree shrubs including coast live oak, coyote brush, and Himalayan berry are
scattered throughout the grassland. Ruderal habitat is found on the north edge of the parcel along Harper Street
and adjacent to the house driveway. Eucalyptus-oak woodland occurs on the southern end of the parcel on and
adjacent to the unnamed drainage that is the southern property line. The ephemeral drainage, characterized as an
arroyo in the biotic report, along the southern edge of the property does not support a distinct riparian plant
composition but instead is surrounded by the eucalyptus-oak woodland.

No special-status plant or wildlife species were observed on the parcel. A supplemental survey for Santa Cruz
Tarplant was completed and determined the absence of Santa Cruz Tarplant on the site. A potential red-tailed
hawk nest may be located in a eucalyptus tree on the southwest corner of the parcel. This nest has been observed
by a local resident over several years. Monarchs were observed foraging in the eucalyptus-oak woodland, but
were not observed using the grove for winter roosting.

The biotic report provided a list of recommendations to reduce impacts to special-status species or habitats. The
recommendations should be followed as stated in the biotic report, and are briefly summarized below.

* The proposed construction activities could impact the ephemeral drainage. Construction best management
practices (BMPs) should be included in the development plans and implemented on site. Ground
disturbance activities shall not take place within the riparian corridor, buffer or construction setback. The
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applicant shall submit a stormwater pollution control plan that meets the requirement set forth in the
County’s Construction Site Stormwater Pollution Control BMP Manual. -

* To minimize potential impacts to migratory and nesting birds, if ground disturbance occurs during March
15 and August 15, within one week of initial ground disturbance activities a nesting bird survey shall be
conducted by a qualified biologist. If surveys do not locate nesting birds, work activities may be
conducted. If nesting birds are located, no work shall occur within 100 feet of non-raptor nests or within
300 feet of raptor nests until chicks are fledged or the nest is inactive. A brief report shall be submitted to
the County of Santa Cruz Environmental Planning Department immediately upon completion of the
survey. The report shall detail appropriate fencing or flagging of the buffer zone and make
recommendations on additional monitoring requirements. A map of the Project site and nest locations
shall be included with the letter report. The Project biologist conducting the nesting survey shall have the
authority to reduce or increase the recommended buffer depending upon site conditions.

* To minimize impact to Northern California legless lizard, which may occur in the understory of oaks, a
preconstruction survey for legless lizards shall be conducted in the proposed work area within 25 feet of
the oak tree canopy edges no more than 48 hours prior to groundbreaking activities.

e Hoary and Pallid bats may be present in trees, or structures. To minimize potential impact a bat ecologist
shall conduct an investigation within 30 days of scheduled demolition to determine if any of the structures
to be demolished or tree over 20 inches DBH to be removed are being used by bats. If there is no
evidence of bat use demolition may proceed as scheduled. If a non-maternal roost is found, the qualified
biologist, with prior approval from California Department of Fish and Wildlife, will install oneway valves
or other appropriate passive relocation method. For each occupied roost removed, ene bat box shall be
installed in similar habitat and should have similar cavity or crevices properties to those which are
removed, including access, ventilation, dimensions, height above ground, and thermal conditions.
Maternal bat colonies may not be disturbed.

e Trimming and removing eucalyptus trees within the eucalyptus oak woodland may impact overwintering
Monarch butterflies. To avoid impacts if vegetation trimming/removal activities that affect eucalyptus
trees occur during October 1 through March 31, overwintering monarch surveys shall be conducted by a
-qualified biclogist within one week of habitat disturbance. If surveys do not locate clustering monarchs,
vegetation trimming/removal activities may be conducted. If clustering monarchs are located, no
vegetation trimming/removal activities shall occur within 100 feet of cluster trees.

To comply with the Santa Cruz County General Plan Policy 5.1.12 some level of habitat restoration is required
with development. The County suggests an alternative to-the Habitat Restoration Plan (HRP) proposed in BR-1.
The eucalyptus oak woodland habitat should have no public use, and the understory should be preserved to avoid
impacts to resident wildlife. The HRP should include removal of select eucalyptus, and planting native oaks and
shrubs in the non-native grassland within the arroyo buffer zone. The details of the final HRP should be provided
as an addendum to the biotic report, and included for review with the submittals for the Final Map. The HRP must
be approved by Environmental Planning before the Final Map can be recorded.

After a thorough review of the report submitted and the resources on site, the County accepts the report and finds
the proposed recommendations adequate to ensure no impacts to sensitive habitat or species. Provided the
recommended mitigations are incorporated into the development proposal for the subject parcels, this project will
have no significant biological impacts.

If you have any questions regarding this letter, please call me at (831) 454-3164,

udf) W@CMJZ?

Resource Planner

EXHIBIT I
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Keith Higgins
Traffic Engineer

August 22, 2018

David Foster

Executive Director

Habitat for Humanity Monterey Bay
1007 Cedar Street

Santa Cruz, CA 95060

Re: Harper Street Affordable Housing Traffic Impact Analysis, Santa Cruz County, CA

Dear David,

As you requested, | have prepared a Traffic Impact Analysis for your proposed residential subdivision
at an affordable housing project at 2340 Harper Street in the unincorporated community of Live Qak,
Santa Cruz County, California. The project is proposed to consist of 11 units on a parcel east of
Chanticleer Avenue near Live Oak Elementary School. There is an existing single-family home on the
project site, which will be removed as a part of the project. This results in a net increase of 10 single-
family homes. The project location is shown in Exhibit 1. The draft project site plan is in Exhibit 2.

A. Project Trip Generation

The proposed project is composed of 11 residential units, which will replace the one existing
residence on the site. The net increase will be 10 single-family homes. Exhibit 3 tabulates the trip.
generation estimate for the project, which uses trip rates from Trip Generation Manual, 9" Edition,
published by the Institute of Transportation Engineers in 2012. The project would generate 95 daily
trips, with 7 trips (2 in, 5 out} during the AM peak hour and 10 trips (6 in, 4 out) during the PM peak
hour.

B. Operational Assessment

Harper Street east of Chanticleer Avenue currently serves about 90 single family and multi-family
residences, which generate about 800 to 850 daiiy trips and 85 evening peak hour trips immediately
east of Chanticleer Avenue. The existing volume is within thresholds considered acceptable for
residential streets. For example, the County of Santa Cruz will not consider speed humps (a typical
traffic calming device) unless the daily traffic volume exceeds 1,000 vehicles per day in addition to
other traffic characteristics such as speeding. The project will increase traffic to about 945 daily trips,
which will continue to be within an acceptable level. The addition of 10 evening peak hour trips, which

2060 ROCKROSE COURT, GILROY, CA 95020
T 408.201.2752 KEITH@KEITHHIGGINSTE. COM WWW.KEITHHIGGINSTE.COM
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David Foster
August 22, 2018

is the maximum hourly flow that will be generated by the project, will represent about one vehicle
every six minutes, which is almost imperceptible.

The project site can accommodate up to 10 dwelling units under its existing 1994 General Plan R-UM
land use designation and R-1-6-D zoning designation. A density bonus is allowed for low income
housing which is the basis for the additional dwelling unit that brings the total to 11 units. The density
bonus must be approved per California state law. The addition of one dwelling unit represents only a
single additional peak hour trip above what was anticipated for the site in the 1994 General Plan. This
increase is inconsequential.

Appendix A provides information about applicants who have applied over the past three years for the
current affordable housing homes being built by Habitat for Humanity on Los Esteros Court in Live
Oak. These applications were for 3-bedroom homes very similar in size and affordability to the ones
proposed for the Harper Street project. This list provides details regarding where the potential
applicants were working at the time that the application was received. This indicates that nearly all
project residents will work in Santa Cruz County, with employers located in Watsonville, Aptos,
Soquel, Scotts Valley and Santa Cruz.

The project trips will, therefore, be dispersed throughout the adjacent street network, including along
Chanticleer Avenue, 17" Avenue, and Capitola Road. Project commute traffic is expected to use
County streets that are parallel to Highway 1. An immeasurable number of project trips will use
Highway 1, with many in a reverse commute to the southern part of Santa Cruz County.

The project would add only a minimal amount of traffic (6 evening peak hour trips — 4 in the peak
direction toward the project and 2 in the non-peak direction away from the project) to any one street
near the project. Thus, the amount of traffic added by the study project would not affect the
operations of any highways, streets or intersections.

Project traffic impacts will therefore be insignificant. No additional analysis is required.

if you have any questions regarding the contents of this letter or need additional information, please
do not hesitate to contact me at your convenience. Thank you for the opportunity to assist you with
this project.

Respectfully submitted,
ARedi B. ;?%aw

Keith B. Higgins, PE, TE
enclosures
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APPENDIX A
RECENT PROJECT APPLICANT
EMPLOYER LOCATIONS
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WATER SERVICE Water For Our Future
Water DYeparime et
INFORMATION FORM
March 27, 2018
Owner: Santa Cruz County Of
Site Address: 2340 Harper St, Live Oak
Site APN: 028-171-05

Project Description: Development of a 12-unit affordable housing pro,

Dear David Foster:

Your project is located within the City of Santa Cruz Water Service area. The subject parcel is currantly an
undeveloped lof, with an existing water service, and Is subject to the following conditions:

1.

Fire service as required by Central Fire. Please complete a Fire Protection Requirements Form
for each unit with Central Fire and submit completed form to SCWD prior to- obtaining water
permit. Central Fire phone number: (831) 479-6842,

A new 3/4" sized domestic by fire combination service is requirad to be installed to seperately
serve each unit as per SCWD Detall 4A.

Water Conservation and Engineering to review irrigation/landscape plans to determine final
irrigation water service requirements. The existing 3/4" service is estimated to become a
dedicated irrigation serivce with a 3/4" Reduced Principle Backflow Prevention Assembly installed
behind the water meter as per SCWD Detail 5 & 8. '

When applying for a building permit, please provide a utility site plan with existing water main &
service locations, types and sizes. Provide new water service locations, types and sizes with -
new domestic, irrigation and fire service backflow device type, size and locations. Provide call
outs to new or existing services referencing SCWD standard details.

Please see attached customer handout, standard details and list of certified water service
installation contractors which are required to perform water service work. All water permit fees are
due and water service retrofit work to be completed for this project prior to signing off on the
building permit final.

If you have any questions, please contact the Water Department Engineering Division at (831) 420-5210

Sinceraly,

BJ Dericco

City of Santa Cruz | Water Dept., Engineering
212 Locust Street, Suite C
Santa Cruz, CA 95060
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Santa Cruz County Sanitation District

701 OCEAN STREET, SUITE 410, SANTA CRUZ, CA 95080-4073
{831) 454-2160 FAX (831) 454-208¢  TDD/TTY- CALL 711

MARCELA TAVANTZIS, INTERIM DISTRICT ENGINEER

April 11, 2018

DAVID FOSTER, EXECUTIVE DIRECTOR
HABITAT FOR HUMANITY MONTEREY BAY
1007 CEDAR ST.

SANTA CRUZ, CA 95060

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

APN: 029-171-05

APPLICATION NO.: N/A

PARCEL ADDRESS: 2340 HARPER ST. _

PROJECT DESCRIPTION: DEMOLISH THE EXISTING DWELLING AND
CONSTRUCT 12 NEW SINGLE FAMILY DWELLINGS.

Dear Mr. Foster:

We've received your inquiry regarding sewer service availability for the subject
parcel(s). Sewer service is available in Harper Street for the subject development.

No downstream capagcity 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) 454-2160.

Yours truly,

MARCELA TAVANTZIS
Interim District Engineer

By: Ao, oA oo st
Ashleigh Trujillo
BH:tlp/198 Interim Sanitation Engineer
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NEW MEETING DATE

NOTIFICATION OF NEIGHBORHOOD MEETING

TO: Neighbors of 2340 Harper Street, Live Oak
DATE.:. Tuesday. April 10%-at 7:00 P.M.
New Date: Monday April 23 at 7:00 P.M.

LOCATION: _ Live Oak Elementary School — Multi-Use Room

RE: Proposed 12-unit single family home development

PLEASE NOTE THAT THE MEETING DATE HAS CHANGED

Habitat for Humanity Monterey Bay has been selected by the County as the preferred
developer of the County’s affordabie housing property located at 2340 Harper Street.
Habitat is planning to submit an application to the County to subdivide the property and
develop twelve units of affordable homeownership housing on the site. The proposed
project will include the following:

- Demolition of the existing house on the property

- Subdivision of the property into twelve single-family lots and one common lot
for the roadway, parking and open space areas.

- Development of an entry roadway, clustered parking and sidewalks to the
new lots.

- Retention of the riparian area and riparian buffer area to the rear of the
property

- Development of twelve new 2-bedroom and 3-bedroom homeownership
homes for low-income households. These homes will be developed in six

duplex buildings.

You are invited to this neighborhood meeting to discuss the proposed development .The
property developer, Habitat for Humanity Monterey Bay, and the project architect will be
there to go over the proposed project and answer any questions that you may have. A
report on the results from the meeting will be included as a part of the development
application to the County. First District Supervisor John Leopold and the County
Planning Director have been invited to attend this neighborhood meeting.

Office | PO Box 8412, Santa Cruz, CA S506] tel{831)469-4663 habitatmontereybay.org
ReStore Santa Cruz | 749 Swift 8t, Santa Cruz, CA 95060 td(am)ﬂzHTM

ReStore Seaside. | 8230 Gigling Road, Seaside, CA 93855  tel(831)272-4830 EX H ' B I T L
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2340 Harper Street APN: 029-171-05

Application # PA171007

Project Proposed Residential Development Project
Habitat for Humanity Monterey Bay

Notes from Community Meeting held 3/27/18

Notices for a neighborhood meeting regarding the proposed project by Habitat for Humanity Monterey
Bay were sent out on March 27, 2018. The notices were sent to the 300-foot radius list of residents and
property owners provided by the County. Habitat also sent the notices to the County Planning staff and
to Supervisor John Leopold’s office. Copies of the invitation, the mailing list, and the mailing list map are
attached.

The meeting was held on April 23, 2018 at 7:00 PM in the multi-purpose room at Live Oak Elementary
School. The meeting room was walking distance from the project site. As people arrived they were
provided with brochures about Habitat for Humanity and the site plan, elevations and 3-D plans were
displayed on tables. A total of 45 people signed the sign-up sheet as they arrived, and the total audience
was about 50 people. Attendees included John Leopold, County Supervisor's Analyst Angela Chesnut,
County Housing Manager Julie Conway, Habitat’s Executive Director David Foster, Habitat’s Director of
Operations Cathy Wylie, project architect William Kempf, and Habitat Board members Jennifer
Anderson-Ochoa and Ron Buswell.

The meeting began with a brief introduction to Habitat for Humanity which has been active as an
affiliate of Habitat for Humanity International for the past 29 years serving Santa Cruz and Monterey
Counties. During that time Habitat has completed a total of 50 homeownership homes and operates
several other housing related programs.

Supervisor John Leopold was introduced and gave a brief history of the project. The plan was to begin
the meeting with a presentation of the project by the project architect however the presentation was
cut short and the meeting consisted of questions and comments by the attendees. The questions or
comments were written down and posted on the wall. The question and statement process began at
about 7:20 and ran until about 9:15. A list of the questions and statements follows.

General Neighborhood Questions and Comments:

* Would like to see a biologist report and an arborist report (wants to know what trees will be taken out
and why) — it was agreed that Habitat will send out a link with the biological report and arborist
report. This link information will be sent by post card to the original meeting mailing list and to
emalls to those who have provided that information.

¢ Need a wider list for notifications or emails — not everyone received notice about this meeting. The
County provided the mailing list that included the occupants and owners within a 300 foot radlus of
the project property. '

* Why are curbs belng added? Will it cause a run off problem? Curbs and gutters are required on the
north side of the street. The County will review the proposed curbs and determine if they are
adequate. There is concern that the installation of the curbs and gutters could damage the root
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system of the Cypress trees. It should be noted that having a curb provided the opportunity for a
red painted curb to be used to restrict street parking on Harper Street.

What is the size and type of fencing on the sides and can we add a 2 ft trellis on top to increase
privacy? Habitat Is proposing a six foot solid wood fence between the project site and the two
neighboring properties. If allowed by the County we would be OK with adding an additional 2 ft.
trellis.

The minimum parking requirements set by the county or state do not align with the needs on the
street. Because this project is 100% affordable it is covered under the state and local Bonus Density
Law which requires 2 parking spaces for each 2 or 3-bedroom unit. There is no guest parking
requirement under the Bonus Density Law but this project will voluntarily provide 6 guest parking
spaces which is the County’s regular guest parking requirement. There will be a total of 30 parking
spaces provided on site.

What wil! be the impact during construction? How long will construction take? The start of
construction will not take place until the subdivision process has been completed and approved. At
the very earliest that would mean that grading and site work would begin in the spring of 2019.
Because Habitat builds using volunteer labor we will most likely be building only one or two of the
duplex buildings at a time. Actual construction will most likely be spread out over four years.

Is it part of Habitat’s mission to add to the community, or only to take? Do we expect this project to be
an island, or do we want it to add to the community. It will ruin the neighborhood.

Is this a test for other communities? Habitat has said you’ve never done a project of this size in SC -
why are we being used as a test? Habitat for Humanity Monterey Bay has completed over 50 homes
and is currently building two to three homes per year. We have also completed duplex and triplex
units. We are currently in construction on the fifth home on our 7-unit subdivision on Los Esteros
Court in Live Oak and we are on schedule with that project with the last two units beginning
construction this summer.

Can’t we put in less units, ten instead of 12 units? Habitat Initially proposed a 13 unit project for this
project In its response to the County’s Request for Proposals. We were selected as the preferred
developer for the project and the County Supervisors approved Guiding Principles that called for the
development of 5 or 6 duplex buildings. Consistent with Board direction, Habitat is proposing a 12
unit project. The process of Development Review may result in a reduction of units but at the time
of submission it appears that the site can accommodate 12 units.

We should go with what current density allows instead of minimum requirements.

Does Habitat feel we are representing the interests of the neighborhood in our plan? Development of
almost any type Is often not welcome by the immediate neighborhood. This Is particularly true for
affordable housing projects and for projects that are of higher density than the immediate
neighbors. Habitat is working with the County to provide affordable homeownership housing for the
local workforce and we are representing the interests and needs of the wider community.

There is no infrastructure to support ‘urban-environment’ type build in this area.

“Can we ask the Planning Department why this was planned? How do families afford the mortgages?
Where do the subsidies come from? The site is deemed an Affordable Housing site as part of the
wind-down of the former Redevelopment Agency and it must, by law, serve an affordabie housing
purpose. The Board of Supervisors chose a use that will include the donation of land in exchange
for affordable units, a critical first step to making the units affordable. Habitat will also be using
volunteer labor and some donated construction materials and professional labor to help reduce the
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costs of development. The selected homebuyers will also be required to provide 500 hours of
“sweat equity” to help reduce construction costs. The homes will be sold at the appraised value
with a first mortgage being carried by a conventional lender with monthly payments that are
affordable to the family. A second deferred payment loan Is then carried by Habitat for the balance
of the purchase price. A small down payment is also required. All of the homes will have resale
restrictions that will keep the homes affordable in perpetuity.

* Taxes paid by Live Oak residents paid into the Redevelopment Agency funds so we are paying directly
for this project. We were told it would be a park. | feel that Habitat is not being transparent - hiding
behind regulations and minimum requirements

* How are property taxes assessed? Existing residents pay much more. “ | Feel disregarded — | had high
hopes for this development because it was Habitat. You are standing behind regulations instead of
listening to the community and working with them. Please take some units away — it should be 10 at
the very most.” Attended Habitat Board meeting but didn’t get adequate time.

* Harper Street is a perfect place for a park

The neighbors feel like they are being disregarded — that we are not hearing them. Their kids can’t

afford to live here.

Take out the rear four units in order to make room for additionat parking

Can architect redesign for them to see what it would look like with less units.

County is dumping on Live Oak

Habitat is trying to address one of the largest needs in the county — stop attacking and try to work

together.

 We should try to not have a hostile environment for the new people moving in

» Drainage is an issue —what is the plan for this? The County requirements are now very specific and
will be carefully reviewing the extensive storm drain system has been designed to keep storm run
off on site and to be released over time to reduce erosion and flooding.

® Trees are a hazard - falling and could hit houses. An arborist report has been prepared and the
County Public Works Department will be reviewing the plans to determine whether the Cypress
Trees along Harper Street can be retained or if they need to be removed.

» Where will the side windows face? Can you frost the windows on the second floor, side windows for
more privacy?Habitat will work with the neighbors immediately impacted by the second story
window. The windows can either be frosted or possibly moved or modified to reduce direct views.

¢ When do we next have a voice? Once the application has been reviewed and deemed complete by
County planning staff the project will come before the Planning Commission and then the Board of
Supervisors. Both of those meetings will be open to the public and notice of the meetings will be
sent out to the immediate neighbors.

e Can we send [ist of comments (this list) to them and notify them about the planning committee
hearing? Habitat will send out a link so that comments from this meeting can be accessed by the
neighbors. The County will send out the notices for all public hearings.

Neighborhood Questions and Comments Regarding Parking and Traffic:

e Parking for residents and guests is an issue.

e Safety is a concern with that many more cars in the street

* Concerned about emergency vehicle access at the back end of Harper St {cul de sac area).
e Safety is an issue with so many more cars — emergency vehicle access is already an issue
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* Can we add more parking instead of the recreation area?

* Can we remove the communal garden (will be a ‘mold farm’ anyway) and add more parking?

¢ One man’s math: there will be 64 people which will equal 64 cars (teenagers, millennials, with their
fancy cars, and their friends). Show us where those extra cars will go — even show where only 10 extra
cars will go.

* Live Oak Elementary School invites parents to park on Harper Street during drop off/pick up and
during events - this already creates issues.

» Where are the extra cars going to go?

* Existing neighbors don’t use garages or driveways for their own cars — if they would use their own
property for parking it would help alleviate the current parking issue

* Traffic on Harper Street is a huge issue

* Does Habitat plan to do a traffic and safety study? Can the colnty do a specific traffic study of Harper
Street down to 17" Avenue?

* Part of the attraction of living on Harper Street is that it is a2 dead end. It was designed for local
residents only and cannot handle any increases in traffic.

® We want our kids to be safe playing outside — cars drive too fast through the area.

Final note from deveioper:

The Developer answered questions asked at the meeting and has tried to answer these questions to the
best of their ability and has posted those answers on their website. Habitat has aiso posted the
schematic plans and information requested at the meeting (including the arborists report). in addition,
the list of concerns from a prior neighborhood meeting is online and the steps that have been taken to
address those concerns through the project’s design.
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COUNTY OF SANTA CRUZ

NOTICE OF PROFOSED -
DEVELOPMENT SIGN

INSTALLATION CERTIFICATE

Application Number: / 8 / (.')"‘i"'f Date of Sign Installation: /¢ ~2¢ 1§
Assessor’s Parcel number (APM): CDZ 7 - | 7~ O

: L.
Site Address: % 3{% & /7& VE Q‘v‘?ea‘?

| hereby tesiify that the sign installed fully complies with the specifications and standards of
County Code Section 18.10.224, that the sign will be maintained for the required iime, and
that it will be removed when required by Section 18.40.22.

Applicant’s Mame (please print): @Q \/kf /4; /%97%3%
Applicani’s Signature: ____ e s
Date: { Q‘“ 26 =, 8’

When the sign has been placed, complete this certificate and mail to your project

planner, Lezaur€ ﬁ‘ﬁé , at County of Santa
Cruz, Planning Department, 701 Ocean Street, 4th Floor, Santa Cruz CA 95060.

Failure to post the site as required is grounds fo denial of your application.

C:Users\User\Downloads\Neighborhood Netification Level 6-7 (non-commercial).docx Updated 1/23/2018
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AFFIDAVIT OF POSTING
County of Santa Cruz
Planning Department

Please return Affidavit by: November 09, 2018

Applicant: David Foster
Application #: 181094
APN(S): 029-171-05
Site Address: 2340 Harper Street, Santa Cruz 95062
Hearing Date: November 14, 2018

0 BOD O PC MM ZA O LevellV O

Piease note that it is legaily required that the notice be posted in a couspicuous place on the
piroject site.

OMPLETE THE FOLLOWING AND RETURN TO:

)

APPLICANT - PLEASE

County of Santa Cruz, Planning Department
Atin: Lezannz Jeffs

701 Ocean Street, Fourth Floor

Santa Cruz, CA 95060

Posting Location (please be specific):

PrLdd )éézm’)@m S — 4 _Gry Cefll

A Lt éw:é( Erixn /eéz,ﬂen 5’7"7@@7‘—

Posted By: Df\/:,Q | F@Sfeb’”

Date Posted: / // /(f) ? A &

I declare under penalty of perjury i e notice(s) at the location and on the date listed above.

///5/4 5
VARV

~ (Signature) ~ ) (Date)
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DEVELOPMENT

RS Application # 181094

ALy . PROPOSAL TO SUBDIVIDE AN EXISTING PARCEL OF RECORD TO CREATE {1 SIMGLE FAMLY PARGE

. AN e AND ONE COMMON AREA PARCEL, AND TO CONSTRUCT 10 SEMI-DETACHED DWELLINGS {8
= ? Enss STRUCTURES) AND 1 DETACHED DWELLING WITHIN A COMMON-NTEREST DEVELOPHENT PROVER

5= : A 100% AFFORDABLE UNITS. AND TO GRADE APPROXIMATELY §76 CUBIC YARDS OF WATERIAL N

R-1-6-D ZONE DISTRICT
PROPERTY LOCATED ON THE SOUTHSIDEOFWERSTREET{ZWHARPERSTRETL
APPROXIMATELY 625 FEET EAST OF THE INTERSECTION WITH CHANTICLEER AVEMVE N LIVE OA%

APHN 029-171-05

e =

FOR FURTHER INFORMATION CONTACT:

APPLICANT;
= NOVT R o David Foater
L"i PUBIC HEAKING Habitat for Humanity Mcnicrey Bay Eianming Deperenoat

Tel: (831) 469-4683

Emall: dayidfhabitatmontereybay. evg






