
COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

Date: February 11,2004 
AgendaItem: # 8 
Time: After 9:OO a.m. 

STAFF REPORT TO THE PLANNING COMMISSION 

APPLICATION NO.: 03-0276 
APPLICANT: South County Housing 
OWNER: South County Housing 

APN: 038-081-34 
(included master plan also applies 
to APNs &, 038-081-35 & -36) 

PROJECT DESCRIPTION: The applicant proposes to construct a 40-unit apartment project in 
nine buildings with community center, laundry facility, and common open space activity areas 
(including playground, turf, picnic and barbeque areas) with approximately 9,584 cubic yards of 
grading. The project also includes a temporary trailer during construction and a preliminary sign 
program. The project requires a Residential Development Permit, Coastal Development Permit, 
Design Review, approval of an 11 % area Density Bonus (4 units), 100% Affordability Incentive with 
a Development Concession to reduce the required 20-foot ffont setback to approximately 15 feet, 
approval of a coastal priority site master plan (which also addresses the two adjacent vacant parcels), 
approval of a Parking Program, preliminary Grading approval, Winter Grading approval, 
Environmental Assessment, and Soils Report review. 

LOCATION: The parcel (no site address) is located along Mikkelsen Drive (Canterbuy Road), 
northwest of the intersection of McGregor Drive and Searidge Road in the Seacliff area of Aptos. 

PERMITS REQUIRED: Residential Development Permit, Coastal Development Permit, Grading 
Permit, approval of Design Review, an area Density Bonus (for 4 units), a Development Concession, 
a Coastal Priority Site Master Plan (which also addresses the two adjacent vacant parcels), a Parking 
Program, Winter Grading, and Soils Report review. 

ENVIRONMENTAL DETERMINATION: Mitigated Negative Declaration (Exhibit “G‘) 
COASTAL ZONE: X Y e s  N o  
(Site outside of appealable area; affordable housing is principal permitted use and LCP priority use) 

APPEALABLE TO CCC: -Yes X N o  

PARCEL INFORMATION 

PARCEL SIZE: 2.54 acre 
EXISTING LAND USE: 

PARCEL: Vacant land 
SURROUNDING: 
undeveloped parcels to the south and east. 

Drive, near the State Park Drive exit off of State Highway 1. 

Residential townhomes and apartments to the north and west and 

PROJECT ACCESS: Mikkelsen Drive (Canterbury Road) off of Searidge Road and McGregor 

PLANNING AREA: Aptos 
LAND USE DESIGNATION: R-UH (Urban High Density Residential) 
ZONING DISTRICT: RM-3-H (Residential Multi-Family - one unit per 3000 square feet, with 

SUPERVISORIAL DISTRICT: Second District, Ellen Pine Supervisor 
Assiste#Affordable Housing overlay) 
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ENVIRONMENTAL INFORMATION 

a. Geologic Hazards 
b. Soils 

c. Fire Hazard 
d. Slopes 
e. Env. Sen. Habitat 

f. Grading 
g. Tree Removal 

h. Scenic 
i. Drainage 

j. Traffic 

k. Roads 

1. Parks 

m. Sewer Availability 

n. Water Availability 

0. Archeology 

a. None mapped or observed, low potential 
b. Mapped as Type 133 - Elkhom sandy loam, 2 to 9% slopes & 

Type 177 - Watsonville loam, 2 to 15% slopes; Report reviewed 
c. Not a mapped constraint, low hazard 
d. All slopes are 0 to 15% 
e. None mapped or observed onsite, primarily non-native grasses 

with acacia and small oak trees along the Western border 
f. Approximately 9,584 cubic yards, grading plan submitted 
g. No significant trees to be removed for project; high replacement 

ratio for removed trees (all <12”dbh); arborist report submitted 
h. Yes, portion mapped, within viewshed of Hwy 1 scenic corridor 
i. Required offsite analysis and preliminary plan submitted, final 

engineered plan required prior to building permit issuance 
j. Required Traffic Study by TJKM Transportation Consultants 

was prepared and accepted 
k. Existing and mapped roads adequate; local access street 

Mikkelsen Drive to be installed pursuant to 93-0437 MLD 
1. Existing park facilities adequate; within % mile to Seacliff State 

Beach entrance 
m. Yes, Santa Cruz County Sanitation District has capacity to 

provide service when the project is completed 
n. Yes, Soquel Creek Water District will provide service, pursuant 

to compliance with retrofit program 
0. Not mapped, no physical evidence on site 

SERVICES INFORMATION 

Inside UrbadRural Services Line: X Y e s  N o  
Water Supply: Soquel Creek Water District 
Sewage Disposal: Santa Cruz County Sanitation District 
Fire District: Aptos/La Selva Fire Protection District 
Drainage District: Santa Cruz County Flood Control, Zone 6 
School District: Pajaro Valley Unified School District (Mar Vista Elementary, Aptos Jr. High, 

and Aptos High School attendance area) 

HISTORY & BACKGROUND 

The Local Coastal Program Land Use Plan certified in 1982 designated this site and the adjacent site 
to the east Affordable Housing and the adjacent site to the south Visitor Accommodations land uses. 

In 1987 a Development Review Group application, #87-1102 DRG, was completed on this site and 
the adjacent vacant parcels. This application evaluated a 102-unit hotel with restaurant, swimming 
pool, tennis courts, 10 employee rental housing units, commercial retail and ofice uses, and other 
appurtenant facilities. 
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In 1991, another Development Review Group proposal, #91-0665, was reviewed for a church with a 
sanctuary, parish hall, offices, education center, and 35 affordable townhouse dwelling units. 

In 1994, a Minor Land Division and Coastal Zone Permit, #93-0437 MLD, was approved to create 
three parcels of 2.5,2.5, and 3.14 acres and a road parcel (see MLD Exhibit F). The owner and 
applicant at this time was the Santa Cmz County Housing Authority. It was anticipated at that time 
that a church facility would be developed on the 2.5 acre northeastern parcel, hn t ing  on McGregor 
Drive, that an affordable housing development would be constructed on this 2.5 acre site, and that a 
commercial, restaurant, hotel, andor recreational rental housing project would be developed on the 
southerly 3.14 acre lot, although no development permit applications were submitted in conjunction 
with the land division. In August of 2000 a Development Review Group application #OO-0536 DRG 
by the Housing Authority was completed for a proposal to construct 34 affordable apartment units 
housed in six two-story buildings. 

The applicant held four neighborhood meetings to discuss the proposed project and seek suggestions 
from the public. Because of comments received, the north and west setbacks h m  property lines 
were increased to provide more privacy to neighbors, and Craftsman style architecture was chosen as 
the preferred design. 

This application was accepted by the Planning Department on July 14,2003. The Environmental 
Coordinator reviewed the project on December 10,2003 and a Mitigated Negative Declaration 
issued. The public comment period ended on January 9,2004 (see Exhibit G). 

ANALYSIS AND DISCUSSION 

Proiect Description: 
The applicant proposes to construct a 40-unit affordable housing apartment project as described on 
Page 1 of the staff report. The proposed project will be constructed by South County Housing and 
managed by the South County Property Management Company (SCPMC). South County Housing is 
a highly respected non-profit housing developer and property manager operating throughout northern 
California. The planned unit mix consists of six onebedroom units, twenty-two, two-bedroom units, 
and twelve three-bedroom units. A community center is also proposed that will provide meeting, 
office, workshop and computer space to serve the development. 

Proiect Setting: 
The project site is currently a vacant lot, of about 2.54 acres in area, on the north side of Mikkelsen 
Drive. The site is located northwest of the intersection of McGregor Drive and Searidge Road, just 
off State Park Drive within the Seacliff region of the Aptos Planning Area (see Location Map, Exhibit 
D). The site lies within the Urban Services Line and the Coastal Zone. 

The site is roughly rectangular in shape and slopes gently to the southeast with a slightly rolling 
topography. Currently this site is covered with very low grasses and weeds (see site photo, Exhibit G, 
Attachment 5). Numerous trees (mostly acacia and a few pine) line the western edge of the site. 

Multi-family residential apartments and townhomes border the west and north sides of the parcel and 
undeveloped parcels are located to the east and south. Northwest of the project site is a residential 
mobilehome park. Further north and east of the site are the Highway 1 and State Park Drive on and 
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off-ramps. Further south is a row of commercial and residential buildings, a gas station on the comer 
of State Park Drive, and the Union Pacific railroad tracks. The property is located approximately % 
mile north of the Pacific Ocean 

The access roadway, which is located along the parcel’s fkontage to the south, is referenced on the 
project plans and throughout this report as Mikkelsen Drive; however, this roadway is named 
Canterbury Road in County mapping and the Seacliff Village Plan. Construction of Mikkelsen Drive 
was not required as a condition of the previously approved land division (93-0437), but will be 
required as a condition of the proposed project. 

General Plan & ZoninG 
The project is consistent with the RM-3-H zoning (Multi-Family Residential, one unit per 3,000 
square feet, with an assisted housing combining zone) and R-UH (Residential Urban High) General 
PladLCP designation, with the approval of the requested density bonus as allowed under County 
Code Section 13.10.390 et seq. Exhibits illustrating the site and surrounding zoning and general plan 
designations are included as Exhibit F. 

The project site is located within the Coastal Zone, but outside of the appealable area and outside of 
the Seacliff Beach Special Community and the Seacliff Village Plan area. This parcel is part of a 
priority site in the County’s General Plan and Local Coastal Program as shown in Figure 2-5 of the 
General PladLCP, and is designated for affordable housing. The project has been designed to be 
consistent with the zone district standards; including setbacks (with approval of the fiont setback 
exception), lot coverage and floor area ratio; allowable densities and General Plan policies. 

The 2.54-acre parcel (roughly 110,642 sq fi) results in a maximum density at 3,000 square foot per 
unit (hased on the RM-3 zoning minimum developable area) of 36.8 units. This project includes a 
density bonus request for an additional 4 units to allow the 40 total units proposed. This results in 
approximately an 11% density bonus. Forty units is a density of 15.75 units per acre, which is within 
the allowable General Plan density range. 

Surrounding Land Uses: 
Existing land uses surrounding the proiect site are primarily multi-family residential with a mixture of 
one andtwo-story development, asdeicribed above. 

The vacant parcel adjacent to the east, owned by Saint John the Baptist Episcopal Church, is also 
zoned multi-family residential - affordable housing (RM-3-H) with an urban residential high-density 
general plan designation. A development permit application (#03-0465) for a church with associated 
facilities was recently submitted for that parcel. 

The adjacent vacant parcel to the south is designated visitor serving accommodation with a park 
overlay. This parcel is within the recently adopted Seacliff Village Plan area, and during public 
hearings for the plan, it was discussed that this property could potentially be developed as a hotel site, 
a community park site, or a combination of the two. No development proposals have yet been 
submitted to the County. 

Affordability Incentives/Concessions : 
Approval is required for a four unit (1 1%) Density Bonus over the otherwise maximum residential 
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density allowed in the RM-3 zone, as well as approval of a 5-fOOt reduction in the front setback 
(Mikkelsen Drive frontage), pursuant to the Residential Density Bonus and Affordability Incentive 
provisions of the County Code (Code Section 13.10.390 - 13.10.397). These provisions are designed 
to encourage the construction of affordable housing by allowing density bonuses and approval of “one 
or more concessions or incentives” in order to significantly assist the economic feasibility of the 
development. The additional units will assist the economic feasibility and the reduction of the front 
setback, from 20 to 15 feet, will provide a larger (30-foot) buffer to the existing residences to the 
north, as requested by neighboring residents. 

This County ordinance implements the CA Government Code (which requires local jurisdictions 
grant density bonuses and/or other incentives to encourage affordable housing) in that it allows the 
density of affordable housing to be increased by 25% with approval of one or more incentives, if the 
development will, among other provisions, provide 20% of the total housing units as affordable to 
lower income households or provide at least 10% of the total housing units as affordable to very low 
income households. The forty proposed apartments exceed the “eligible development” criteria as 
60% (24) of the units will be available to households with annual incomes that qualify for very low 
income, 37.5% (15) units will be available to lower income households, and the remaining 2.5% 
(manager’s unit) will be available to a moderate income household. 

Master Plan: 
The site, in conjunction with the two adjacent undeveloped parcels, (038-081-35 and -36) is 
designated as a Coastal priority use site as described above. Policies 7.3.1 and 2.23.3 of the General 
Plan/Local Coastal Program (LCP) require a master plan for all priority sites and states “Where 
priority use sites include more than one parcel, the master plan for any portion shall address the issues 
of site utilization, circulation, infrastructure improvements, and landscaping, design and use 
compatibility for the remainder of the designated priority use site. The Master Plan shall be reviewed 
as part of the development permit approval for the priority site.” Since this application is the first 
development application proposed for the three parcels which comprise the priority site, the 
responsibility of the above requirement falls to this application. Specific design criteria for this 
priority use site are identified in Table 7.3.3 of the LCP Land Use Plan. 

A Master Plan for the “McGregor Drive at Searidge Road in Aptos” is part of this development 
application (see Exhibit G, Attachment 8). The purpose of the master plan is to establish 
development standards for the three lots, and for road and infrastructure improvements, to ensure that 
development will occur in a manner that is compatible with the residential neighborhood, and with 
the nearby Village commercial area. The master plan includes traffic and drainage studies completed 
to evaluate the potential of serving the three parcels. 

Seacliff Village Plan 
Though the Seacliff Village Plan does not auulv directlv to this site. it does auulv to the uarcel to the _ _  - - -  . 
south7McGregor Site) ani to Mikkeken Drive (Canterbury Road) A d  includes design ckeria for 
streetscape improvements. The only reference to this parcel in the Seacliff Village plan directs that 
building designs should be compatible to the building designs on the McGregor site. 

Grading: 
Preliminary engineered grading plans were provided with this application. A geotechnical (soils) 
report was submitted, reviewed and accepted by the County Geologist (see Exhibit G, Attachments 9 

, 
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and 10. The project includes approximately 9,584 cubic yards of balanced cut and fill onsite, 
resulting in no offsite export of dirt. An erosion control plan was also submitted with the 
development plans. A final erosion control plan consistent with the project’s Storm Water Pollution 
Prevention Plan (SWPPP) will be submitted for review and approval prior to issuance of a grading or 
building permit. Conditions of approval are included to require construction of all improvements and 
buildings consistent with the geotechnical report and County review letter recommendations. Any 
request for winter grading approval is required to be specifically reviewed and approved by the 
Planning Department and the Regional Water Quality Control Board. 

Drainage: 
The development permit application required submittal of preliminary engineered drainage plans. 
The proposed project will not alter the existing overall drainage pattern of the site. Onsite storage 
pipes under the driveways and parking areas will control project runoff with outflow filtered through 
an underground enhanced water treatment facility (in lieu of silt and grease traps). These facilities 
will then tie into the existing public storm drain system via improvements to be installed within 
Mikkelsen Drive. A project condition will ensure that ongoing maintenance of the water filtration 
treatment device will be performed by the apartment management agency. 

An analysis of the downstream drainage system was prepared by RJA & Associates in conjunction 
with this project (see Exhibit G, Attachment 13). This report focused on the storm drain system 
downstream of the land division parcels. An evaluation of the downstream pipe capacity of this 
system and analysis of 50-year and IO-year storm events were also performed. The contribution to 
the existing system from this project would be nominal, but to address report recommendations and 
comply with General Plan Policies 7.23.1 and 7.23.3, that address drainage improvements for new 
development and on-site storm water detention, this project was required to include an enhanced 
detention system onsite. This system will meter runoff such that runoff from storms up to the 25-year 
(425) storm volumes will be detained. This design will exceed the typical County standard of design 
for the QlO event. Best Management Practices (BMP’s) will also be instituted to minimize runoff, 
including a vegetated swale along the eastern property boundary and pre-treatment techniques such as 
directing roof runoff through downspouts to bubblers located within the swale and landscape areas 
onsite. The applicant is required to submit final engineered drainage plans to the Public Works 
Drainage and Storm Water Management Division for review and approval prior to building permit 
issuance. The project is also conditioned to pay Zone 6 drainage impact fees based on new 
impervious surface area, which could be used for future public improvements to the downstream 
system. 

Sanitation: 
The project will be served by a sanitary sewer system with sewer service provided by the County of 
Santa Cruz Sanitation District. The Sanitation District plans to relocate the Aptos Transmission 
Facility force main, which will occur before the occupancy of these units. The Sanitation District has 
reviewed the preliminary onsite sanitary sewer plan and submitted a letter regarding their ability to 
serve the project (Exhibit G, Attachment 12). The project is conditioned that final plans and profiles 
for the proposed onsite sanitation system, including the sewer laterals, clean-outs, and connections to 
existing public sewer must be shown on the building permit plans and must be reviewed and 
approved by the County Sanitation District prior to building permit issuance. The project is also 
conditioned that the owner must assume maintenance responsibility for all onsite sewers for this 
project. 
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water: 
The Soquel Creek Water District will serve the project. The District has submitted a letter regarding 
their ability to serve the project (see Exhibit G, Attachment 11). The Soquel Creek Water District has 
recently adopted policies to mitigate the impact of new development on the local groundwater basins. 
A condition of approval requires that the developer satisfy all conditions of their Water Demand 
Offset Policy for New Development. This policy requires that all applicants for new water service 
offset expected water use of their respective development by a 1.2 to 1 ratio by retrofitting existing 
developed property within the District service area so that any new development has a “zero impact” 
on the District’s groundwater supply. Costs associated with the retrofit and any associated fees set by 
the District are also required to be paid by the developer. This project is conditioned to comply with 
Water District requirements prior to building permit or facility hook-ups. 

Noise: 
The project site is located near the Highway 1 comdor, which is a major noise generator. It is 
unlikely that noise kom the highway will exceed the General Plan thresholds on the site, however, as 
the closest buildings in this development will be located roughly 400 to 800 feet ffom the limits of the 
highway and a large mixed one and two-story townhouse development is located between the 
highway and the subject site along much of the northern boundary. To assure that future residents are 
not subjected to excessive noise, a project condition is included to require that a noise study, prepared 
by an acoustical engineer, be submitted prior to building permit application that evaluates noise levels 
at the project site and includes recommendations for structural modifications to reduce interior noise 
levels to those specified in the General Plan, if necessary. 

Traffic: 
A traftic impact analysis was required to evaluate project impacts on the surrounding intersections 
and street network as well as the impacts of potential future development on the two adjacent 
undeveloped master plan parcels, with “worst case” scenarios of potential uses considered for traffic 
generation estimates on these parcels. A Traffic Study for the Affordable Housing Development 
report, dated September 30,2003, and follow-up memo dated November 5,2003, both prepared by 
TJKM Transportation Consultants (see Exhibit G, Attachment 18), were submitted for review and 
accepted by the County Department of Public Works Road Engineering division. The proposed 
development is anticipated to add up to approximately 272 daily trips to the local street system, with 
2 1 trips occurring during the a.m. peak hour and 25 trips during the p.m. peak hour. According to the 
traffic study and memo, and as supported by Department of Public Works staff(Exhibit G, 
Attachment 19), the traffic generated by this project will not result in significant impacts in relation to 
the existing traffic load and capacity of the nearby street system. 

More specifically, the traffic impacts to the State Park Drive corridor and nearby intersections were 
analyzed in detail. The study addressed seven nearby intersections in all. According to the traffic 
study and follow-up memo, after the proposed project and adjacent pending projects are developed, 
six nearby intersections (Soquel DrivdState Park Drive; State Park DrivdRoute 1 Northbound Off- 
ramp; State Park Drive/Route 1 Southbound Off-ramp; McGregor DrivdSea Ridge R o d ,  Mar Vista 
Drive/McGregor Drive; and, State Park Drive/Center Avenue/Sea Cliff Drive) are all projected to 
operate at acceptable levels of service during the peak hours. 

A traffic signal project at the intersection of State Park Drive and Searidge Road is identified in the 
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County’s Capital Improvement Program (CIP) list to be completed within five years. The proposed 
project is conditioned to pay Aptos Transportation Improvement Area (TU) fees to offset potential 
cumulative project impacts. The proposed 40-apartment unit project is anticipated to generate 
$1 12,000 in Transportation and Roadside Improvement Fees, to be used for improvements in the 
Aptos area. 

A letter by the State Department of TransportatiodCaltrans District 5 Development Review Branch 
(Exhibit G, Attachment 23) was received after the close of the environmental review period. This 
letter suggested that the applicant should be required to pay a “fair share” towards the cost of Route 1 
improvements. According to the Department of Public Works, Road Engineering division, the 
County currently contributes toward costs associated with highway improvements, but there is not 
any formal procedure established by which applicants would pay a fee directly to a state highway 
fund. Thus, based on this and the environmental determination that this project would not result in 
significant traffic impacts to the highway, this requirement has not been imposed. 

Imurovements: 
This project will take access from and connect to utilities in Mikkelsen Drive, which will be 
constructed to local public road standards pursuant to the improvement plans approved with the 
minor land division, MLD 93-0437. This includes a right-of-way width of 56 feet with a road section 
width of 36 feet. No additional road dedications are required for this development. This project will 
be responsible for all necessary improvements to serve this development. This includes at minimum 
full pavement widths, all utilities, curbs, gutters and storm drains along the entire length of Mikkelsen 
Drive from Searidge Road to McGregor Drive. Included is installation of a sidewalk with landscape 
strip and street trees along the parcel fiontage that extends south and connects to the existing 
improvements on the north side of Searidge Road, in order to ensure safe pedestrian access to and 
fkom the project site. The two adjacent undeveloped parcels will also be responsible, when they 
develop, to complete improvements along Mikkelsen Drive, McGregor Drive and Searidge Road 
(along their parcel frontages at minimum) to County design standards pursuant to the approved 
improvement plans. 

The General Plan/LCP Priority Site language required this parcel (with the two adjacent undeveloped 
parcels) participate in the Mar Vista pedestrian overpass. These three parcels are the only ones in the 
County that have this requirement. This requirement was revisited by the Board of Supervisors as 
part of their review of the adopted Seacliff Village Plan. The Village Plan, which applies to the 
parcel to the south, concluded that construction of this improvement should not be the sole 
responsibility of one development. Required project Traffic Improvement fees may be used by the 
Department of Public Works for possible future improvements of the pedestrian overpass, and thus 
serve as the project’s participation if this improvement is ever constructed. 

The Coastal Priority Site, General PladLCP Figure 2-5, also includes a requirement that these sites 
shall provide connection to a future walkway along State Park Drive. The County Department of 
Public Works is working on the State Park Drive Improvement Plan, which will include pedestrian 
improvements. The proposed project will be connected to any future walkway along State Park Drive 
via the required pedestrian connection to Searidge Road. 

The Santa Cruz Metropolitan Transit District (SCMTD) provides bus service to the project area The 
project is conditioned, per SCMTD’s request, to improve the bus stop on Searidge Road (on the north 
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side near the McGregor Drive intersection). The Transit District requested that the bus stop be 
constructed in compliance with the ADA, sheltered and connected to the public way. This bus stop, 
however, is located along Searidge Road next to the parcel to the south, which is under separate 
ownership (Kumar parcel), and these improvements may require encroachment onto that parcel. 

Parking: 
The standard number of vehicle parking spaces required for 40 multi-family residential units is two 
spaces for each of the six, one-bedroom units (12); 2.5 spaces for each of the twenty-two, two- 
bedroom (55) and twelve, three-bedroom units (30), with eight guest spaces, for a total of 105 spaces 
required. The Parking Management Plan (see Exhibit G, Attachment 21) assigns 81 onsite spaces for 
residents, 8 on-street guest spaces, and 16 potential future onsite reserve spaces, for a total of 105 
spaces proposed. County Code Section 13.10.553 allows for a reduction up to 20% with an approved 
Parking Plan. Without the 16 potential reserve spaces, the 89 spaces provided result in approximately 
a 15% reduction to the parking standards. A parking survey was also provided showing an average of 
2.2 spaces for the six South County projects surveyed. The parking plan also assigns the majority of 
the spaces to designated units to ensure parking spaces near the unit. A condition is included 
requiring the owner to evaluate parking after one year, and every three years thereafter, to determine 
if the number of spaces provided is adequate, and if not, reserve parking must be constructed. 

A more than adequate number of bicycle parking spaces is provided, consisting of 8 required external 
bicycle storage spaces for the residential units and 16 spaces for the community center, for a total of 
24 designated spaces. Sufficient space is also provided with each unit to provide at least one secure 
bicycle space per unit. 

Oven Svace: 
Active and passive common open space opportunities are provided with the project, as are private 
deck and patio open space areas. Common open space activity areas include playground, turf, picnic 
and barbeque areas. At 300 square feet per unit of group open space area required pursuant to County 
Code Section 13.10.323(f), the development must provide a minimum of 12,000 square feet of open 
space area. The project sufficiently satisfies this requirement with close to 16,400 square feet of 
usable recreation space being provided onsite. The developer is also required to pay park dedication 
fees for the project based on the number of new bedrooms, in lieu of land dedication per County Code 
Chapter 15. 

Tree Removal: 
There is an existing dense strip of Black Acacia and several California Live Oak trees located along 
the western bound& of the site (behind the existing apartment units). The project intends to retain 
the majority of these trees; however, the plans indicate that most trees would be removed if the 
reserve parking was installed. 

An arborist report (see Exhibit G, Attachment 15) was submitted which addressed both the trees 
onsite that may be affected by this project, as well as offsite trees, which are located along Mikkelsen 
Drive. The trees to be retained onsite will be pruned per the arborist’s recommendations. The 
establishment of a Tree Preservation Zone with fencing proposed along the perimeter to protect the 
trees during grading and construction, as well as other tree protection measures are identified on the 
project plans. Over 150 new trees are proposed to be installed as part of the project. 
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ViewDesign Issues: 
The northeasterly comer of this site is located within the scenic view corridor along Highway 1 
mapped scenic comdor, and thus, the project must be designed to minimize visibility from the 
highway. The existing Seabreeze townhome project to the north of this site will screen the project 
from southbound traffic. The site is visible from Highway 1 northbound traffic briefly, as it is mostly 
screened from view by large trees along the highway and the odoff ramps. Any h u e  development 
on the adjacent parcel to the east should significantly block the view of this project from the highway. 
In the interim, the view of this residential development would not differ greatly from the existing 

view of the apartments to the west (see Highway View Photo - Proposed, Exhibit G, Attachment 16). 
The apartment buildings are designed with mixed onestory and two story elements with varying roof 
lines in a high quality craftsman architectural style with additional faqade features (see Proposed 
Elevations Simulation, Exhibit G, Attachment 17). The project proposes to use a soft naturalizing 
color scheme in tans and grays. New trees and fencing are proposed along the northeastern property 
boundary to soften the views from the highway. Thus, the design of the units and landscaping is 
consistent with the scenic corridor objectives and policies of the General Plan and LCP. Due to the 
architectural style, site landscaping and significant number of new trees to be added to the site, the 
design also establishes a harmonious relationship both internally and with the surrounding 
neighborhood. While this parcel is not located within the Seacliff Village Plan area, the design of the 
project is compatible with the Plan area, which contains a wide variety of architectural styles. 

The proposed apartment project meets the applicable design criteria for coastal zone developments as 
identified in County Code Chapter 13.20.130, including visual compatibility, landscaping, and 
minimum site disturbance. The development also meets the Design Review Standards criteria in 
County Code Chapter 13.1 1 for site and building design. The only issue identified by the Planning 
Department’s Urban Designer is the parking location and layout (see Exhibit H). His concern was 
that the parking layout is inconveniently located for the eastern half of the project. However, it has 
been determined by the applicant that it is not feasible to incorporate vehicular access between 
buildings due to a sensitively designed unit configuration with regard to building setbacks, grading, 
drainage, and open space. This site plan was the result of very specific public input from the 
neighbors and community regarding privacy issues. 

Recent CorresDondence 
A letter was received by the Planning Department on January 8,2004 from a woman expressing 
concerns regarding “a small area of wetland” located on the parcel close to McGregor Drive (see 
Exhibit G, Attachment 23). Though she was not opposed to the proposed housing project, she said 
she had often seen ducks using the area for resting and feeding during winter and proposed that a 
small wetland area be incorporated into the landscaping of the new development to accommodate the 
“wildlife that uses this land.” In response to this letter, the County Environmental Coordinator 
confirmed that there is not a wetland area on this site. Due to the complexities of the site design that 
responds to a wide range of priorities to provide for the affordable housing development including 
housing, parking, grading, drainage, active open space and other required onsite facilities and 
amenities, it is unlikely that an additional water feature could be provided. 

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

Staff recommends that your Commission send a recommendation to the Board of Supervisors to 
certify the Negative Declaration (Exhibit G) and approve Application Number 03-0276, based on the 
attached findings and conditions. 

EXHIBITS 

A. 

B. 
C. 
D. 
E. 
F. 
G. 
H. 

I. 

Project plans including site plan, floor plans, elevations, grading, utility, erosion control, 
drainage and landscape plans, and materials and colors board 
Residential Development Permit and Coastal Development Permit Findings 
Conditions of Approval 
Location Map 
Assessor’s Parcel Map 
Zoning Map, General Plan Map, and Local Coastal Plan Priority Site/MLD 93-0437 Exhibit 
Initial Study/Negative Declaration with Mitigations (CEQA determination) and Attachments 
Comments & Correspondence from County agencies including Environmental Planning, Long 
Range Planning, Accessibility, and Urban Designer, etc. 
Recent Correspondence 

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. 

Report Prepared By: Melissa Allen 
Santa Cruz County Planning Department 
701 Ocean Street, 4th Floor 
Santa Cmz C$ 95060 

Report Reviewed By: - 
Cathy S v e s  
Principal Planner 
Development Review 
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COASTAL DEVELOPMENT PERMIT FINDINGS: 

1. THAT THE PROJECT IS A USE ALLOWED IN ONE OF THE BASIC ZONE 
DISTRICTS, OTHER THAN THE SPECIAL USE (SU) DISTRICT, LISTED IN 
SECTION 13.10.170(d) AS CONSISTENT WITH THE GENERAL PLAN AND 
LOCAL COASTAL PROGRAM LUP DESIGNATION. 

The property is zoned Residential Multi-Family - one unit per 3000 square feet with an Assisted 
(or Affordable) Housing overlay (RM-3-H), a designation which allows multi-family residential 
uses. The proposed affordable multi-family residential apartment project is a principal permitted 
use within the zone district, consistent with the site's (R-UH) Urban High Density Residential 
General Plan designation and with the Assisted Housing zoning overlay and the proposed use 
will implement the priority use designation contained in the County Local Coastal Program. 

2. THAT THE PROJECT DOES NOT CONFLICT WITH ANY EXISTING EASEMENT 
OR DEVELOPMENT RESTRICTIONS SUCH AS PUBLIC ACCESS, UTILITY, OR 
OPEN SPACE EASEMENTS. 

The design of the proposed apartment project and its improvements will not conflict with any 
existing easement or development restriction such as public access, utility, or open space 
easements in that no such easements or restrictions are known to encumber the project site. 

3. THAT THE PROJECT IS CONSISTENT WITH THE DESIGN CRITERIA AND 
SPECIAL USE STANDARDS AND CONDITIONS OF THIS CHAPTER PURSUANT 
TO SECTION 13.20.130 et seq. 

The proposed affordable housing project is consistent with the design criteria and special use 
standards pursuant to Section 13.20.130 in that the development is visually compatible with and 
will enhance the character of the surrounding residential neighborhood in terms of architectural 
style; the site is surrounded by properties developed to an urban density; the colors shall be 
natural in appearance and complementary to the site; the site is not located on a prominent ridge, 
beach, or bluff top; and the project does not involve excessive grading 

4. THAT THE PROJECT CONFORMS WITH THE PUBLIC ACCESS, RECREATION, 

GENERAL PLAN AND LOCAL COASTAL PROGRAM LAND USE PLAN, 
SPECIFICALLY CHAPTER 2: FIGURE 2.5 AND CHAPTER 7, AND, AS TO ANY 
DEVELOPMENT BETWEEN AND NEAREST PUBLIC ROAD AND THE SEA OR 
THE SHORELINE OF ANY BODY OF WATER LOCATED WITHIN THE COASTAL 
ZONE, SUCH DEVELQPMENT IS IN CONFORMITY WITH THE PUBLIC ACCESS 
AND PUBLIC RECREATION POLICIES OF CHAPTER 3 OF THE COASTAL ACT 
COMMENCING WITH SECTION 30200. 

AND VISlTOR-SERVING POLICIES, STANDARDS AND M A P S  OF THE 

The project site is not located between the shoreline and the first public road. Consequently, the 
affordable apartment project will not interfere with public access to the beach, ocean, or any 
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nearby body of water. The project site is identified as a priority use site in the County Local 
Coastal Program. This property was acquired specifically to construct affordable housing, which 
is the identified intended use for this site. 

5. THAT THE PROPOSED DEVELOPMENT IS IN CONFORMITY WITH THE 
CERTIFIED LOCAL COASTAL PROGRAM. 

The proposed affordable housing apartment project is in conformity with the County’s certified 
Local Coastal Program in that the structure is sited and was specifically designed with craftsman 
styled units with mixed one and two-story elements to be visually compatible, in scale with, and 
integrated with the character of the surrounding neighborhood. Additionally, multi-family 
residential uses are allowed uses in the RM-3-H (Residential Multi-Family - one unit per 3000 
square feet, with Assisted Housing combining district) zone district, as well as the General Plan 
and Local Coastal Program land use designation. This affordable housing project was designed 
specifically to accommodate the intended use of the property as specified by the priority use 
designation. Developed parcels in the area primarily contain multi-family residential units. Size 
and architectural styles vary widely in the area with the apartment and townhouse buildings 
closest to the site being primarily two-story. The design submitted is compatible with the 
existing range. The proposed temporary construction trailer and proposed monument sign are 
also situated away from any potential conflicts and are designed in conformance with the Local 
Coastal Program. 

EXHIBIT B 
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DEVELOPMENT PERMIT FINDINGS: 

1. THAT THE PROPOSED LOCATION OF THE PROJECT AND THE CONDITIONS 
UNDER WHICH IT WOULD BE OPERATED OR MAINTAINED WILL NOT BE 
DETRIMENTAL TO THE HEALTH, SAFETY, OR WELFARE OF PERSONS 
RESIDING OR WORKING IN THE NEIGHBORHOOD OR THE GENERAL PUBLIC, 
AND WILL NOT RESULT IN INEFFICIENT OR WASTEFUL USE OF ENERGY, 
AND WILL NOT BE MATERIALLY INJURIOUS TO PROPERTIES OR 
IMPROVEMENTS IN THE VICINITY. 

The applicant proposes to construct 40 affordable residential apartment units on an undeveloped 
parcel. The location of the proposed affordable apartment 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 in that the project is located in an area designated for affordable 
multi-family residential uses and, which is not encumbered by physical constraints to 
development. The proposed residential development will not affect public health in that 
adequate water and sewer capacity are available to serve the units. Construction will comply 
with prevailing building technology, the Uniform Building Code, and the County Building 
ordinance to insure the optimum in safety and the conservation of energy and resources. The 
project design also provides the ability to utilize passive and natural heating and cooling in that 
some of the buildings and units are oriented in a manner to take advantage of solar opportunities. 
The proposed apartment project will not deprive adjacent properties or the neighborhood of light, 
air, or open space, in that the structures meet current setbacks that ensure access to light, air, and 
open space in the neighborhood. The project, as conditioned, will provide a safe, direct and 
accessible pedestrian sidewalk from the project to Searidge Road and nearby transit stop. 

A soils report has been reviewed and approved for the project, and building permits will be 
required with inspections from all pertinent agencies. The project is conditioned to submit a 
noise study prior to building permit issuance that concludes the project will be within the limits 
of the Santa Cruz County Noise Element for both exterior and interior noise levels or 
modifications are required to ensure compliance with the standard. The project will be served 
water by the Soquel Creek Water District, Santa Cruz County Sanitation will provide sewage 
disposal, and the Aptos/La Selva Fire District has approved access. The applicant is conditioned 
to improve the length of Mikkelsen Drive with full pavement widths, curbs, gutters, and storm 
drains and to provide a sidewalk with landscape strip and street trees along the property frontage 
to Searidge Road to meet County Design Criteria, as well as, providing water, sewer and storm 
drain lines and the connections to this development. Preliminary improvement plans have been 
reviewed and approved by all pertinent agencies. The project, as proposed, will not be 
detrimental to surrounding properties and improvements. 

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 
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PURPOSE OF THE ZONE DISTRICT IN WHICH THE SITE IS LOCATED. 

The project site is located in the RM-3-H (Residential Multi-Family - one unit per 3000 square 
feet, with Assisted Housing overlay) zone district. The proposed location of the affordable 
apartment 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 RM-3-H zone district in 
that the primary use of the property will be a multi-family affordable housing apartment project 
use that implements the assisted housing combining district designation and that meets current 
site standards for the zone district. 

The project site is zoned RM-3-H which lists multi-family dwelling units as a principal permitted 
use. Chapter 13.10.321(f) of the County Code establishes the purposes of the RM Zone District. 
This proposal meets the intentions of the RM-3 zone district by offering rental apartment 
dwellings in an area, which is currently developed in an urban density, within the Urban Services 
Line and with a full range of urban services available. Subject to the concurrent approval of the 
proposed Density Bonus (13.10.391), and additional Concessions (13.10.393), the project as 
proposed is consistent with the purposes of the RM-3 Zone District. 

The applicant is proposing to construct 89 parking spaces (81 onsite with 8 on-street guest 
spaces) with the possibility of an additional 16 spaces in the future if needed for a total of 105 
spaces to satisfy the required parking. The preliminary parking program submitted by the 
applicant includes additional conditions that will assure adequate parking management. 

The site of this proposed development is physically suitable for the type and density of 
development in that no challenging topographical features affect the site, a geotechnical report 
prepared for the property concludes that the site is qualified for this development, the parcel is 
somewhat commonly shaped which adds to the efficiency in the development design potential 
and results in development without the need for significant site standard exceptions or variances, 
and no environmental constraints exist which necessitate that the site remain undeveloped. 

3. THAT THE PROPOSED USE IS CONSISTENT WITH ALL ELEMENTS OF THE 
COUNTY GENERAL PLAN AND WITH ANY SPECIFIC PLAN WHICH HAS BEEN 
ADOPTED FOR THE AREA. 

The project is located in the Urban High Density Residential (R-UH) land use designation with 
an affordable housing overlay. This project is consistent with all elements of the General Plan in 
that it accommodates the designated use as specified by the Local Coastal Program. Chapter 
2.10 of the General Plan Text provides the objectives and policies for development in the R-UH 
Land Use Classification. Objective 2.10 states this designation should provide higher density 
residential development in areas within the Urban Services Line, served by a full range of urban 
services, and in locations near collector and arterial streets, bus service, and shopping centers, 
and with housing types such as duplexes, townhomes, and mobile home park. The proposed 
development meets those objectives. The project is consistent with the General Plan in that the 
full range of urban services is available to the site including municipal water, sewer service, 
transit service, and nearby recreational opportunities. Further, this residential development is not 
located in a hazardous or environmentally sensitive area and the proposal protects natural 
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resources by expanding in an area designated for this type of development. 

The proposed affordable rental multi-family residential use is consistent with the General Plan in 
that it meets the density requirements specified in the General Plan Objective (Urban High 
Density Residential). The maximum zoning density of the RM-3 zoning designation is one 
dwelling per 3,000 square feet. General Plan Policy 2.1 1.1 allows a density increase of 25% over 
the otherwise maximum allowable residential density under the applicable zoning ordinance and 
Land Use Element for for lower and very low-income developments. This proposal will require 
approval of an 1 1 % Density Bonus to be consistent with maximum zoning density. 

The proposed apartment project will not adversely impact the light, solar opportunities, air, 
and/or open space available to other structures or properties, and meets all current site and 
development standards for the zone district as specified in Policy 8.1.3 (Residential Site and 
Development Standards Ordinance), in that the apartment project will not adversely shade 
adjacent properties as the buildings are setback a minimum of 30 feet from the property line, and 
further from the adjacent residential units, and will meet current setbacks for the zone district, 
with the 5 foot exception for the front setback along Mikkelsen Drive, that ensure access to light, 
air, and open space in the neighborhood. 

The proposed apartment project will not be improperly proportioned to the parcel size or the 
character of the neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a 
Relationship Between Structure and Parcel Sizes), in that the proposed apartment project will 
comply with the site standards for the RM-3-H zone district (including setbacks, lot coverage, 
floor area ratio, height, and number of stories) and will result in a structure consistent with a 
design that could be approved on any similarly sized lot in the vicinity. 

The Seacliff Village Plan, which was recently adopted in 2003, includes the adjacent roadway 
and parcel to the south. While this parcel is not within the Seacliff Village Plan area, the project 
design is compatible with the Plan area and the design guidelines in the Seacliff Village Plan. 
This project is also consistent with the master plan prepared with this application to guide the 
development of the three adjacent coastal priority site parcels. 

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. 

The proposed apartment project is a residential infill project at an urban density in an existing 
mixed-use area adjacent to transit corridors, as supported by the Regional Transportation Plan. 
The proposed residential use will not overload utilities or generate more than the acceptable level 
of traffic on the streets in the vicinity in that the existing surrounding streets and Mikkelsen 
Drive are expected to accommodate the anticipated increase in traffic. 

A comprehensive traffic study and follow-up memo prepared by TJKM Transportation 
Consultants (see Exhibit G, Attachment 18), which evaluated the project impacts on the 
surrounding intersections and street network, were submitted for review and accepted by the 
County Department of Public Works Road Engineering division. The proposed development 
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with 40 units is anticipated to add up to approximately 272 daily trips to the local street system, 
with 21 trips occurring during the a.m. peak hour and 25 trips during the p.m. peak hour. 
According to the traffic study and memo, and as supported by Department of Public Works staff 
(Exhibit G, Attachment 19), the traffic generated by this project will not result in significant 
impacts in relation to the existing traffic load and capacity of the nearby street system. The 
report also analyzed an alternative with Mikkelsen Drive as a cul-de-sac, however, the project 
plans maintained Mikkelsen Drive through to McGregor Drive. 

More specifically, the traf€ic impacts to the State Park Drive corridor and nearby intersections 
were analyzed in detail. According to the traffic study and follow-up memo, after the proposed 
project and adjacent pending projects are developed, six nearby intersections (Soquel Drive/State 
Park Drive; State Park DriveRoute 1 Northbound Off-ramp; State Park DriveRoute 1 
Southbound Off-ramp; McGregor DrivdSea Ridge Road; Mar Vista DriveMcGregor Drive; and, 
State Park DriveKenter AvenudSea Cliff Drive) are all projected to operate at acceptable levels 
of service during the peak hours. 

The TJKM memo identified an overall intersection level of service for the McGregor 
Drive/Searidge Road and the State Park Drive/Searidge Road intersections and found that the 
overall intersection levels of service will not drop below acceptable levels as a direct result of the 
project, or of the project combined with future development; therefore, no traffic specific 
mitigations are required. The minor approach eastbound left-turn movements at State Park 
DriveEearidge Road currently have substantial delays during the a.m. peak hour; however, this 
intersection does not currently meet Caltrans peak hour signal warrant. And, although the State 
Park DriveBearidge Road intersection as a whole will continue to operate at LOS C or better, the 
intersection is expected to meet the Caltrans peak hour warrant for a traffic signal starting with 
the p.m. peak hour when the project and adjacent parcels are developed, due to the eastbound left 
turn delays. It was concluded that future signalization would be the best method to create gaps 
for the eastbound left-turn movement. A traffic signal project at the intersection of State Park 
Drive and Searidge Road is identified in the County's Capital Improvement Program (ClP) list to 
be completed within five years. The proposed 40-unit apartment project is conditioned to pay 
Aptos Transportation Improvement Area (TIA) fees and is anticipated to generate $1 12,000 in 
combined Transportation and Roadside Improvement Fees. The TIA fees can be utilized to help 
fund a future traffic signal at this intersection. 

I Will serve letters from the Soquel Creek Water District for public water service and the Santa 
Cruz County Sanitation District for sewer service are included in this report. These service 
districts have agreed to provide the proposed project with utilities. The project will not overload 
these service districts. The AptosiLa Selva Fire District serves the project site with fire 
protection and the District has reviewed and approved the plans. 

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. 

I 
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The proposed residential apartment development will complement and harmonize with the 
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existing and proposed land uses and developments in the vicinity and will be compatible with the 
physical design aspects, land use intensities, and dwelling unit densities of the neighborhood in 
that the project will implement the land use designation specified by the Local Coastal Program. 
Further, the proposed structures are mixed with one and two-story elements, in a mixed 
neighborhood of primarily story multi-family buildings and the proposed apartment project is 
consistent with the land use intensity and density of the neighborhood. North and west of the 
project there is high density residential development while further south of the property lies 
developed commercial properties. Setbacks and parking will separate the residential uses to the 
north and west of this development. 

The exterior of the structures will be constructed of simulated shingle panels and wood board & 
batten siding, with double hung windows and composition shingle roof material. Wood trim 
details are provided to compliment the Craftsman style theme including wood knee brace & 
corbels, wood window trim, wood post columns, and wood guardrails. Back yards will be 
separated by a 6-foot wood and lattice fence along the side yards and a 4-foot wood fence along 
the rears. A 5-fOOt high dark green tubular steel fence is proposed along the eastern boundary 
with a 6-foot wooden good neighbor fence to the north and west. Raised, wood panel doors, 
front porches, and various roof planes will accent the front elevations. Individual units within 
the building clusters are setback from each other to add more interest and reduce massing. Each 
unit has front orientation to an open space focal pint with turf and landscaping. This design 
orients the structures away from existing residential uses in the area and the potential church 
development. The buildings are less than 26 feet in height and gradually step down the slope. 

6. THE PROPOSED DEVELOPMENT PROJECT IS CONSISTENT WITH THE DESIGN 
STANDARDS AND GUIDELINES (SECTIONS 13.11.070 THROUGH 13.11.076), 
AND ANY OTHER APPLICABLE REQUIREMENTS OF THIS CHAPTER. 

The proposed development is consistent with the Design Standards and Guidelines of the County 
Code in that the proposed apartment project will be of an appropriate scale and type of design 
that will enhance the aesthetic qualities of the surrounding properties and will not reduce or 
visually impact available open space in the surrounding area. The only exception to this as 
identified by the Planning Department's Urban Designer is for the parking location and layout 
(see Exhibit H). His concern was that the parking layout is inconveniently located for the eastern 
half of the project and may result in a nuisance for the tenants or potentially problems accessing 
these units in case of an emergency. 

The project proposes and is conditioned to provide parking lot and security lighting directed 
away from adjacent parcels. The trash and recycling container will be screened with fencing. A 
preliminary sign plan is provided for review with this application. A final detailed sign program 
will be provided with the building permit application. Proposed signage must be consistent with 
County Code Section 13.10.580, be compatible in size, location, design, materials, and colors 
with the units, and must not be visible from Highway 1 or be illuminated. 

EXHIBIT B 
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CONDITIONS OF APPROVAL 

Exhibit A: Seacliff Highlands plans prepared by Ruggeri-Jensen-Azar & Associates with Dahlin 
Group, last revised December 19,2003 and January 9,2004,29 sheets. 

I. Tnis permit authorizes the construction of a 40-unit multi-family apartment project in 9 
buildings with community center, laundry facility, and open space amenities. Prior to 
exercising any rights granted by this permit including, without limitation, any site disturbance, 
grading or construction, the applicant/owner shall: 

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

Submit proof that these conditions have been recorded in the official records of the County 
of Santa Cruz (Office of the County Recorder) within 60 days of permit approval. 

Obtain a Grading Permit from the Santa Cruz County Planning Department. 

Obtain a Building Permit from the Santa Cruz County Building Official. 

Pay a Negative Declaration filing fee of $25.00 to the Clerk of the Board of the County of 
Santa Cruz as required by the California Department of Fish and Game mitigation fees 
program. 

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

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

Submit an offsite improvement plan detailing extensions of the sanitary sewer and storm 
drain for review and approval by the Department of Public Works prior to start of 
construction of extended utilities. 

Prior to any site disturbance, a pre-construction meeting shall be conducted onsite with the 
following parties in attendance: grading contractor supervisor, South County Housing 
project manager, project geotechnical engineer, project civil engineer, project arborist, 
County Geologist, and Environmental Planning staff. The permit conditions and grading 
schedule shall be reaffirmed by all parties, tree preservation specifications shall be 
reviewed and discussed, and tree protection fencing will be inspected. The Storm Water 
Pollution Program Permit applicability will be reviewed, and the destination for any 
excess fill shall be identified. 

B. 

C. 

D. 

E. 

F. 

G. 

H. 

I. 
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11. Prior to issuance of a Building Permit the applicantfowner shall: 

A. Submit Final Architectural and Engineered Improvement Plans for review and approval by 
the Planning Department. The tinal plans shall be in substantial compliance with the plans 
marked Exhibit “A“ on file with the Planning Department. The final plans shall include 
the following additional information: 

1. 

2. 

3. 

4. 

5. 

6 .  

7. 

Identify final exterior elevation and roof finish materials and colors for Planning 
Department approval. Any color boards must be in 8.5” x 11” format. 

Identify final building heights from the lower of natural or finished adjacent grade. 

A site plan showing the location of all site improvements, including, but not limited 
to, points of ingress and egress, parking areas, and accessory structures. 

All improvements shall comply with applicable provisions of the Americans With 
Disabilities Act and/or Title 24 of the State Building Regulations. 

Plans shall demonstrate compliance with the coastal priority area master plan. 

Wherever irrigation for landscaping is required, stubouts for water service shall be 
shown on the improvement plans. 

A final Landscape Plan for the entire site specifymg the species, their size, and 
irrigation plans which demonstrate compliance with the following criteria: 

a. 

b. 

C. 

d. 

Turf Limitation. Turf area shall be of low to moderate water-using varieties, 
such as tall fescue. Turf areas should not be used in areas less than 8 feet in 
width. 

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 
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8.  

9. 

10. 

11. 

installed irrigation, or where feasible, a drip irrigation system. Inigation 
systems shall be designed to avoid runoff, overspray, low head drainage, or 
other similar conditions where water flows onto adjacent property, non- 
irrigated areas, walks, roadways or structures. 

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 utilized to maximize the efficiency of water applied to the 
landscape. 

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

The irrigation plan and an irrigation schedule for the established landscape 
shall be submitted with the building permit application. 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 ann& basis. 

Landscape irrigation should be scheduled between 6:OO p.m. and 1 1  :00 am. to 
reduce evaporative water loss. 

All new utilities shall be constructed underground. All facility relocations, upgrades 
or installations required for utilities service to the project shall be noted on the 
improvement plans. All preliminary engineering for such utility improvements is the 
responsibility of the developer. 

Details showing compliance with the Aptos/La Selva Fire Protection District 
requirements, as described in their comments dated August 1,2003. 

Final plans shall indicate that the Soquel Creek Water District will provide water 
service to the project and show compliance with applicable requirements contained 
in their letter dated 10/9/03. 

Final plans shall indicate that the Santa Cruz County Sanitation District will provide 
sewer service to the project and show compliance with the requirements of the 
District contained in the memos dated 9/8/03, 10/6/03 & 10/23/03. The final plans 
and profiles for the proposed onsite sanitation system including the onsite sewer 
laterals, clean-outs, and connections to existing public sewer must be shown on the 
building permit plans and must be reviewed and approved by the County Sanitation 
District prior to building permit issuance. The owner must assume maintenance 
responsibility for all onsite sewers for this project and the building permit plans 
should be noted accordingly. 
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12. Engineered grading plans and additional information to address the remaining 
Environmental Planning comments by Kent Edler and Robin Bolster, dated 8/8/03, 
10/2/03, and 11/12/03. 

13. The improvement plans shall incorporate the recommendations of the geotechnical 
report, dated June 2000, by Steven Raas & Associates and the Geotechnical Review 
letter by County Geologist dated 10/703 into the building and grading plans. The 
plans shall reflect the site preparation, cut and fill slopes, slope erosion control, 
foundations-spread footings, slab-on-grade construction, utility trenches, lateral 
pressures, surface drainage, and pavement design recommendations discussed in this 
report. As Steven Raas & Associates is no longer in business, the applicant must 
submit a Soils Engineer Transfer of Responsibility letter and have a new 
geotechnical engineering firm assume responsibility for the report and review the 
plans. A plan check letter from the new soils engineer will be required prior to 
Grading or Building Permit issuance. 

Submit a final engineered erosion control plan that addresses clearing and grading 
schedule, clearly marked disturbance envelope, revegetation specifications, 
temporary driveway surfacing and construction entry stabilization, details of 
temporary drainage control including lined swales, barriers, and erosion protection at 
drainage inlets and the outlets of pipes, etc. The plans shall be reviewed and 
approved by the Department of Public Works and Environmental Planning Staff 
prior to Grading or Building Permit issuance. 

Submit final engineered drainage improvement plans that detail the onsite detention 
storage system, for no less than the 42.5 storm with the release rate not to exceed the 
pre-development 5 year storm discharge rate, and Best Management Practices (BMP) 
including but not limited to bubblers and vegetated swale(s), in order to mitigate the 
project’s contribution of new storm water runoff to the downstream drainage system 
and to prevent any impacts from flooding. These plans shall be reviewed and 
approved by the County Department of Public Works, Drainage division prior to 
Grading or Building Permit issuance. 

16. A Final Engineered Drainage plan shall include the installation of silt and grease 
traps andlor other stormwater filtration facilities as proposed and include the 
implementation of a monitoring and maintenance program, to minimize this 
project’s contribution to the contamination of downstream drainage. This program 
shall include the following standard Inspection of the trap by a professional 
qualified to maintain silt and grease traps and other stormwater facilities each year 
prior to October 15 and an annual report to the Department of Public Works, 
Drainage Section within 5 days of the inspection. The report shall include any 
repairs that need to be or have been completed to maintain functionality of the 
system. See condition W.B. below. 

14. 

15. 

B. Provide for a total of I05 car parking spaces, consisting of 81 onsite, 8 on-street guest, and 
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C. 

D. 

E. 

F. 

G. 

H. 

I. 

J. 

K. 

L. 

16 reserve spaces. Parking spaces must be 8.5 feet wide by 18 feet long and must be 
located outside of vehicular rights-of way, except for the guest parking pursuant to Code 
Section 13.10.552. Parking must be clearly designated and dimensioned on the site plan. 

The parkinglcirculation areas shall be surfaced with a minimum of 2 inches of asphalt 
concrete over 5 inches of Class II base rock (or other approved equivalent surface). All 
spaces shall be striped and defined by wheel stops or curbed. 

All parking and circulation areas shall be lighted with low-rise light standards (maximum 
15 feet in height) or light fixtures attached to the buildings. (Energy efficient high- 
pressure sodium vapor lamps metal halide or fluorescent lighting is recommended). All 
lighting fixtures shall be of a non-glare type and directed on to the site and away from 
adjacent properties and roadways. Lighting fixtures shall be maintained in good working 
order, and all worn out light bulbs replaced with regularly scheduled maintenance. 

Provide a safe, direct and accessible pedestrian sidewalk from the project to Searidge 
Road pursuant to the improvement plans approved with MLD 93-0437. 

Provide engineered plans for curbs, gutters and sidewalks required to be installed along 
the parcel frontage and connecting to Searidge Road. The driveway must also conform to 
County Design Criteria Standards. 

The final road improvement plan shall meet County Design Criteria and shall include 
streetlights, where appropriate, as well as, 24-inch box street trees along the property 
frontage. Tree selection will be made by the property owners from a selection of trees in 
the Santa Cmz County Urban Forestry Master Plan. The trees will be maintained in 
perpetuity by the property owner or assigned management association. 

All off-site work within a County road right-of-way shall be subject to the provisions of 
Chapter 9.70 of the County Code, including obtaining an Encroachment Permit from the 
Department of Public Works. 

Meet all requirements of (as described in comments dated December 1,2003) and pay the 
Zone 6 Flood Control drainage fees to the County Department of Public Works, Drainage 
division. This fee is currently $35  per square foot of new impervious surface. 

Provide a recorded Maintenance Agreement to the Department of Public Works, Drainage 
division, based on Figure SD-17 of the County Design Criteria for all silt and gease traps 
andor stormwater filtration system(s) onsite. See condition N . B .  below. 

Meet all requirements of the Soquel Creek Water District required prior to building permit 
(see District letter dated 10/9/03). Engineered improvement plans for all water line 
extensions or modifications to previously approved improvement plans required by the 
District shall be submitted for the review and approval of the water agency. 

Meet all requirements of the County Sanitation District as outlined in the memos with the 
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M. 

N. 

0. 

P. 

Q. 

R. 

S. 

District dated 9/8/03, 10/6/03, & 10/23/03. The owners or assigned property management 
company shall assume all responsibility for providing the upkeep and maintenance of all 
onsite sanitary sewers. A clause of this nature shall be included in the final management 
documents. The sanitary sewer plans for Mikkelsen Drive should be modified as 
necessary to show the proposed public sewer extension as indicated in the project utility 
plan. An engineered offsite improvement plan for the extension of the sanitary sewer shall 
be submitted for review and approval by the Department of Public Works prior to 
construction of extended utilities. Sanitary sewer within the County right-of-way shall be 
designed per County standards. 

Meet all requirements (as described in comments dated August 1,2003) and pay any 
applicable plan check fee of the Aptos/La Selva Fire Protection District. These 
requirements include automatic fire sprinklers in each of the units and fire hydrants 
installed at locations specified by the Fire District. Also, all roads, driveways and fire 
protection systems shall be installed prior to construction of any building. An additional 
public hydrant shall be installed on the comer of Mikkelsen Drive. 

Meet the requirements of the Santa Cruz Metropolitan Transit District as identified in the 
letter by David KOMO dated September 22,2003 by improving the existing offsite bus 
stop located along the north side of Searidge Road near the McGregor Drive intersection. 
The District will provide plans and specifications for the improvements to the developer. 

Enter into an Affordable Housing Participation Agreement with the County. 
Documentation shall be obtained from the Housing division. The agreement shall specify 
that the project is a 100% affordable housing project and it shall comply with County 
Code Chapter 17.10. 

Pay the Child Care mitigation fee for 86 bedrooms. Currently, this fee is estimated at 
$3,096 based on $36 per bedroom, however, the total fee will be calculated based on the 
final building plans and the fee in effect at the time of building permit issuance. 

Pay the Aptos Parks mitigation fee for 86 bedrooms. Currently, this fee is estimated at 
$64,500 based on $750 per bedroom, however, the total fee will be calculated based on the 
final building plans and the fee in effect at the time of building permit issuance. 

Pay the Transportation Improvement Area (TIA) fees for 40 multi-family units in the 
Aptos area to compensate for this project's contribution to cumulative traffic impacts in 
the area. The fees for Transportation and Roadside Improvements are currently each 
$1,400 per unit but are subject to the fees in effect at the time of building permit issuance. 
The total fees are currently calculated to be $1 12,000 ($56,000 for Transportation 
Improvements and $56,000 for Roadside Improvements). 

Submit a written statement signed by an authorized representative of the Pajaro Valley 
Unified School District confirming payment in full of all applicable developer fees and 
other requirements lawfully imposed by the school district. This fee is currently $3.80 per 
square foot for residential development. 
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T. 

U. 

V. 

W. 

X. 

Obtain a Grading Permit kom the County Planning Department incorporating all 
recommendations of the soils engineer. No land clearing, grading or excavating shall take 
place between October 15 and April 15 unless a separate winter erosion control plan is 
approved by the Planning Director. 

Prior to being granted winter grading approval, submit a comprehensive winter operations 
/erosion control plan designed by the project civil engineer in conjunction with a Certified 
Professional in Erosion and Sediment Control (CPESC), for review and approval by the 
County Geologist, in order to prevent soil erosion, off site sedimentation, and pollution of 
creeks. The plan shall include the following elements: clearing and grading schedule, 
clearly marked disturbance envelope, onsite sediment control facilities, temporary 
driveway surfacing and construction entry stabilization, temporary drainage control details 
including lined swales and erosion protection at drainage inlets and the outlets of pipes. 
The project geotechnical engineer shall confirm that the onsite soil conditions are adequate 
for winter operations. If winter operations are approved, the winter operations plan must 
be installed prior to October 1 of any year and installation must be inspected by the 
CPESC with a letter of inspection submitted to the County Geologist by October 15. If no 
letter is received all land disturbance must cease until April 15 of the next year. In 
addition, the site must be examined weekly by the CPESC to confirm the maintenance of 
the approved sediment control measures. Contracts with project contractors must include 
provisions that allow the CPESC to directly take any action necessary to correct erosion 
problems. All storm drain work must also be completed by October 15. 

Apply to the State Water Quality Control Board, pay any required fees, and obtain a 
NPDES permit in conjunction with submitting the Storm Water Pollution Prevention Plan 
(SWPPP) to County Public Works for review, and obtain any related County inspections. 

A final detailed sign program shall be provided with the building permit application and 
approved by the project planner with Building Permits obtained as required. Proposed 
signage must be consistent with County Code Section 13.10.580. Project signs must not 
be visible from Highway 1 and must be compatible in size, location, design, materials and 
colors with the dwelling units. Illuminated signs are not permitted in the scenic corridor. 

Submit a noise study, prepared by an acoustical engineer, to the Planning Department 
prior to building permit submittal. The study shall addresses noise levels at the project 
site and include recommendations for project modifications to reduce interior and exterior 
noise levels to those specified in the General Plan (45db interior/6Odb exterior), if 
applicable. The building pennit plans must reflect any recommended modifications prior 
to building permit issuance to ensure noise levels to the project do not exceed those 
allowed in the General Plan. 

111. All construction shall be performed according to the approved plans for the Building Permit. 
Prior to final building inspection and building occupancy, the applimt!owner must meet the 
following conditions: 
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A. 

B. 

C. 

D. 

E. 

F. 

G. 

All improvements shown on the final approved Building Permit plans, including site 
plans, landscape plans, drainage plans, and sign plans shall be installed. 

All inspections required by the building permit shall be completed to the satisfaction of 
the County Building Official. 

The project must comply with all recommendations of the approved soils report and 
County review letter. The project geotechnical engineer should perform periodic 
inspections during grading and construction. The geotechnical engineer shall inspect the 
completed project and certify in writing that the improvements have been constructed in 
conformance with the geotechnical report, This letter shall be submitted to Environmental 
Planning prior to final occupancy inspection of the building permit. 

Dust suppression techniques shall be included as part of the construction plans and 
implemented during construction. 

Construction activities shall be limited to between 8:OO AM to 6:OO PM weekdays, unless 
the Planning Director authorizes a temporary change in the hours of operation due to an 
emergency circumstance. 

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

Comply with the Soquel Creek Water District demand offset-retrofit policy in order to 
prevent impacts on limited groundwater supplies. Compliance with the District’s 
requirements must be demonstrated to the District, with a copy of any correspondence 
indicating satisfaction of these requirements submitted to the project planner. 

IV. Operational Conditions 

A. All landscaping improvements shall be permanently maintained by the owner’s property 
management company. 

In order to prevent project drainage discharges from carrying silt, grease, and other 
contaminants and thus minimize this project’s contribution to the contamination of 
downstream drainage, the owner or assigned management company shall monitor and 
maintain the project silt and grease traps or other stormwater filtration system(s) according 
to the following schedule: 1) Prior to October 15 each year, at a minimum interval of 
once per year, the units shall be inspected, cleaned, and repaired as needed, and, 2) A 
brief annual report shall be prepared by the facility inspector at the conclusion of each 
October inspection and submitted to the Drainage Section of the Department of Public 

B. 
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Works within 5 days of inspection. This monitoring report shall specify completed or 
needed repairs to ensure the traps/facilities f ict ion adequately. 

Occupancy of the 40 rental units shall be restricted to very low to moderate-income 
households for the life of the development. The Board of Supervisors shall authorize the 
property manager to verify the eligibility of residents. Maximum rents charged shall 
comply with County Code Chapter 17.10. 

The affordabilityrequirements of Section 13.10.391@) and 13.10.393@) shall be applied 
and enforced in the same manner as is provided for in the County’s Affordable Housing 
Ordinance at Chapter 17.10 of the County Code and the Income, Asset and Unit Price 
Guidelines adopted pursuant thereto, except that in the case of any conflict with State law, 
State standards shall prevail. 

The owner or property management company shall submit a parking study survey for the 
entire project for the review and approval ofthe Planning Department, one year following 
occupancy of the last constructed unit, and each additional three years thereafter to ensure 
that the number of spaces provided adequately serves the development and to determine if 
any or all of the additional reserve parking spaces need to be developed. The owner shall 
construct the additional reserve parking spaces, if determined necessary by the Planning 
Department. 

In the event that future County inspections of the subject property disclose noncompliance 
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 permit revocation. 

C. 

D. 

E. 

F. 

V. Mitigation Monitoring Program 

The mitigation measures listed under this heading have been incorporated into the conditions of 
approval for this project in order to mitigate or avoid significant effects on the environment. As 
required by Section 21081.6 of the California Public Resources Code, a monitoring and 
reporting program for the above mitigations is hereby adopted as a condition of approval for this 
project. This monitoring program is specifically described following each mitigation measure 
listed below. The purpose of this monitoring is to ensure compliance with the environmental 
mitigations during project implementation and operation. Failure to comply with the conditions 
of approval, including the terms of the adopted monitoring program may result in permit 
revocation pursuant to Section 18.10.462 of the Santa C m  County Code. 

A. Mitigation Measure: Drainage Facilitv Maintenance (Conditions II.A.16., ILJ., & N.B.) 

Monitoring Program: In order to prevent project drainage discharges from carrying silt, 
grease, and other contaminants, after installing the required silt and grease traps or other 
stormwater filtration system(s), the owner or assigned management company shall monitor 
and maintain these facilities according to the following schedule: 1) Prior to October 15 
each year, at a minimum interval of once per year, the traps shall be inspected, cleaned, 
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B. 

C. 

D. 

and repaired as needed; and, 2) A brief annual report shall be prepared by the trap 
inspector at the conclusion of each October inspection and submitted to the Drainage 
Section of the Department of Public Works within 5 days of inspection. This modtoring 
report shall specify completed or needed repairs to ensure the traps/facilities function 
adequately. A Maintenance Agreement must be recorded prior to Public Works, Drainage 
division’s approval of the Building Permit. Correction notices will be issued in the case of 
noncompliance after construction. 

Mitigation Measure: Winter Grading ODerationsErosion Control Plan (Condition ILU.) 

Monitoring Program: In order to prevent soil erosion, off site sedimentation, and pollution 
of creeks, prior to being granted Winter Grading Approval the applicant shall submit a 
comprehensive winter operationderosion control plan designed by the project civil 
engineer in conjunction with a Certified Professional in Erosion and Sediment Control 
(CPESC), for review and approval by the County Geologist. The plan shall include the 
following elements: clearing and grading schedule, clearly marked disturbance envelope, 
on-site sediment control facilities, temporary driveway surfacing and construction entry 
stabilization, details of temporary drainage control including lined swales and erosion 
protection at drainage inlets and the outlets of pipes. The project geotechnical engineer 
shall confirm that the on-site soil conditions are adequate for winter operations. If Winter 
Operations are approved, the winter operations plan must be installed prior to October 1 of 
any year and installation must be inspected by the CPESC with a letter of inspection 
submitted to the County Geologist by October 15. If no letter is received all land 
disturbance must cease until April 15 of the next year. In addition, the site must be 
examined weekly by the CPESC to confirm the maintenance of the approved sediment 
control measures. Contracts with project contractors must include provisions that allow 
the CPESC to directly take any action necessary to correct erosion problems. Correction 
notices shall be issued in the event of noncompliance. 

Mitigation Measure: Downstream Drainage Runoff (Condition ILA.15) 

Monitoring Program: In order to mitigate the project’s contribution of new storm water 
runoff to the downstream drainage system and to prevent impacts from flooding, the 
applicant shall revise the plans to include: on site detention storage for no less than the 
425 storm with the release rate not to exceed the pre-development 5 year storm discharge 
rate, and Best Management Practices (BMP) including bubblers and vegetated swale(s). 
The plans submitted with this Planning Commission report indicate the area where the 
onsite detention storage system will be installed and the anticipated BMPs to be utilized 
onsite. Detailed engineered plans demonstrating compliance with these measures shall be 
submitted, reviewed and approved by the County Department of Public Works, Drainage 
division prior to Grading or Building Permit issuance. 

Mitigation Measure: Water District Groundwater Sumlv Policy (Condition 1II.G.) 

Monitoring Program: In order to prevent impacts on limited groundwater supplies the 
applicant shall comply with the Soquel Water District demand offset-retrofit policy. 

EXHIBIT C 
S? 



Application # 03-0276 
APN: 038-081-34 
Owner: South County Housing 

Page 29 

Compliance with the Soquel Creek Water District policies and requirements must be 
demonstrated to the Water District with a copy of any correspondence indicating 
satisfaction of these requirements submitted to the project planner prior to building permit 
final occupancy inspection. 

VI. 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. 

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. 
2. 

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. 

B. 

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

C. 

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

Minor variations to this permit which do not affect the overall concept or density may be 
approved by the Planning Director at the request of the 

applicant or staff in accordance with Chapter 18.10 of the County Code. 

PLEASE NOTE: THIS PERMIT EXPIRES TWO YEARS FROM DATE OF 
APPROVAL UNLESS YOU OBTAIN YOUR BUILDING PERMIT AND COMMENCE 

CONSTRUCTION. 
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County of Santa Cruz 
PLANNING DEPARTMENT 

701 OCEAN STREET, 4'" FLOOR, SANTA CRUZ. CA 95060-4000 
(831) 454-2580 FAX (831) 454-2131 TOO: (831) 454-2123 

TOM BURNS, DIRECTOR 

NEGATIVE DECLARATION AND NOTICE OF DETERMINATION 

Application Number: 03-0276 
The applicant proposes to construct a 40-unit affordable housing apartment project in nine buildings with 
community center, laundry facility, and common open space activity areas with approximately 9,584 cubic 
yards of grading. This proposal requires a Residential Development Permit, Coastal Development Permit, 
Design Review, approval of a coastal priority site master plan (which also addresses the two adjacent vacant 
parcels), approval of a parking management plan, approval of an 11% area Density Bonus (4 units) reduced 
front setback from 20 to 15 feet, Preliminary Grading Approval, and Winter Grading Approval. The property i 
located northwest of the intersection of McGregor Drive and Searidge Road in the Seacliff area of Aptos. 
APN: 038-081-34 Melissa Allen, Staff Plannei 
Zone District: Residential Multi-Family one unit per 3, 000 sq. ft. (RM-3-H) 

ACTION: Negative Declaration with Mitigations 
REVIEW PERIOD ENDS: January 9, 2004 
This project will be considered at a public hearing by the Planning Commission. The time, date and location 
have not been set. When scheduling does occur, these items will be included in all public hearing notices for 
the project. 

Findinas: 
This project, if conditioned to comply with required mitigation measures or conditions shown below, will not have 
significant effect on the environment. The expected environmental impacts of the project are documented in the Initial 
Study on this project attached to the original of this notice on file with the  Planning Department, County of Santa Cruz, 
701 Ocean Street, Santa Cruz, California. 

Required Mitioation Measures or Conditions: 

RJA Engineering, for South County Housing 

None 
XX AreAtiached 

Review Period Ends Januarv 9,2004 

Date Approved By Environmental Coordinator Januarv 13. 2004 

KEN HART 
Environmental Coordinator 
(831) 454-3127 

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

NOTICE OF DETERMINATION 

The Final Approval of This Project was Granted by 

on 

THE PROJECT WAS DETERMINED TO NOT HAVE SIGNIFICANT EFFECT ON THE ENVIRONMENT. 

Date completed notice filed with Clerk of the Board. 

No EIR was prepared under CEQA. 



NAME: RJA Engineering for South County Housing 
APPLICATION: 03-0276 

A.P.N: 038-081-34 

NEGATIVE DECLARATION MITIGATIONS 

A. To prevent project drainage discharges from carrying silt, grease, and other contaminants, shall 
maintain the silt and grease traps shown on the plans according to the following monitoring and 
maintenance schedule: 

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

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

B. in order to prevent soil erosion, off site sedimentation, and pollution of creeks, prior to being 
granted Winter Grading Approval the applicant shali: 

1. Submit a comprehensive winter operations /erosion control pian designed by the 
project civil engineer in conjunction with a Certified Professional in Erosion and 
Sediment Control (CPESC), for review and approval by the County Geologist. The pian 
shall include the following elements: clearing and grading schedule, clearly marked 
disturbance envelope, on-site sediment control facilities, temporary driveway surfacing 
and construction entry stabilization. details of temporary drainage control including 
lined swales and erosion protection at drainage inlets and the outlets of pipes. 

The project geotechnicai engineer shall confirm that the on-site soil conditions are 
adequate for winter operations. 

2. 

3. The winter operations plan must be installed prior to October 1 of any year. Instailation 
must be inspected by the CPESC and a letter of inspection submitted to the County 
Geologist by October 15. If no letter is received all land disturbance must cease until April 
15 of the next year. 

if Winter Operations are approved the site must be examined weekly by the CPESC to 
confirm the maintenance of the approved sediment control measures. Contracts with 
project contractors must include provisions that allow the CPESC to directly take any 
action necessary to correct erosion problems. 

4. 

C. In order to mitigate the project's contribution of new storm water runoff to the downstream 
drainagesystem and to prevent impacts from flooding, the applicant shall revise the plans to 
include: on site detention storage for no less than the Q25 storm with the release rate not to 
exceed the pre-development 5 year storm discharge rate, and Best Management Practices (BMP) 
including bubblers and vegetated swaie(s). Prior to public hearing the plans shall indicate the area 
where the system will be installed and the BMPs. Detailed plans may be submitted prior to grading 
permit issuance. 

D. in order to prevent impacts on limited groundwater supplies the applicant shali comply with the 
Soquel Water District demand offset- retrofit policy. 



COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

701 OCEAN STREET, FOUR FLOOR, SANTA CRUZ, CA 95060 
(831) 454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123 .~ 

TOM BURNS, DIRFCTOR 

NOTICE OF ENVIRONMENTAL REVIEW PERIOD 

SANTA CRUZ COUNTY 

APPLICANT. RJA Enaineerina. for South Countv Housing 

APPLICATION NO.: 03-0276 

APN: 038-081-34 

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

xx Neaative Declaration 
(Your project will not have a significant impact on the environment.) 

Mitigations will be attached to the Negative Declaration. 

No mitigations will be attached 

xx 

Environmental Impact Report 
(Your project may have a significant effect on the environment. An EIR must 
be prepared to address the potential impacts.) 

As part of the environmental review process required by the California Environmental Quality 
Act (CEQA), this is your opportunity to respond to the preliminary determination before it is 
finalized. Please contact Paia Levine, Environmental Coordinator at (831) 454-31 78, if you wish 
to comment on the preliminary determination. Written comments will be received until 500 p.m. 
on the last day of the review period. 

Review Period Ends: (End of Review Period date) 

Melissa Allen 
Staff Planner 

Phone: 454-221 8 

Date: December 3, 2003 



COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

Date: December 1, 2003 
Staff Planner: Melissa Allen 

ENVIRONMENTAL REVIEW 
INITIAL STUDY 

APPLICANT: RJA Engineering APN: 038-081-34 
OWNER: South County Housing 
Application No: 03-0276 
Site Address: No site address, vacant parcel on Mikkelsen Drive (Canterbury Road) 
Location: 

Parcel Size: 2.54 acres 
Existing Land Use: Vacant parcel 
Vegetation: Weeds and grasses with dense acacias & 2 oak trees along western boundary 
Slope: 
Nearby Watercourse: Pacific Ocean 
Distance To: Roughly 2,000 feet south 
RocWSoil Type: Mapped as Elkhorn sandy loam, 2 to 9% slopes (133) and Watsonville 

Supervisorial District: Fourth 

Northwest of the McGregor Drive and Searidge Road intersection in Seacliff 
EXISTING SITE CONDITIONS 

0-15% 2.54, 16-30% _, 31-50% _, 51+% - acres 

loam, 2 to 15% slopes (177) 

ENVIRONMENTAL RESOURCES AND CONSTRAINTS 
Groundwater Supply: None mapped 
Water Supply Watershed: None mapped 
Groundwater Recharge: None mapped 
Timber or Mineral: None mapped 
Agricultural Resource: None mapped 
Biologically Sensitive Habitat: None mapped 

Fire Hazard: None mapped, low 
Floodplain: None mapped 
Erosion: None mapped 
Landslide: Low potential 

Fire Protection: Aptos/La Selva Fire Protection District 
Drainage District: Santa Cruz County Food Control, Zone 6 
School District: Pajaro Valley Unified School District 
Project Access: Mikkelsen Drive from Searidge Road or McGregor Drive 
Water Supply: Soquel Creek Water District 
Sewage Disposal: Santa Cruz County Sanitation District 

Liquefaction: Low potential 
Fault Zone: Nearest active is 3% miles 
Scenic Corridor: Yes, portion mapped 

Visible from Hwy 1 scenic corridor 
Historic: None mapped 
Archaeology: None mapped 
Noise Constraint. None mapped 
Electric Power Lines: None 
Solar Access: Adequate 
Solar Orientation: Adequate 
Hazardous Materials: None 

or observed 

SERVICES 
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PLANNING POLICIES 
Zone District: Residential Multi-Family one unit per 3,000 sq. ft. (RM-3-H) 
Special Designation: Assisted Housing “H” Combining District & Coastal Priority Site 
General Plan: Urban High Residential (R-UH) 
Special Community: Outside of, but adjacent to, Seacliff Beach Special Community and 

Coastal Zone: Yes 
Within USL: Yes 

adopted Seacliff Village Plan areas 

PROJECT DESCRIPTION: 

The applicant proposes to construct a 40-unit affordable housing apartment project in nine 
buildings with community center, laundry facility, and common open space activity areas 
(including playground, turf, picnic and barbeque areas) with approximately 9,584 cubic 
yards of grading. This proposal requires a Residential Development Permit, Coastal 
Development Permit, Design Review, approval of a coastal priority site master plan (which 
also addresses the two adjacent vacant parcels), approval of a parking management plan, 
approval of a 11% area Density Bonus (4 units) with 100% Affordability Incentives including 
a reduced front setback from 20 to 15 feet and priority processing, Preliminary Grading 
Approval, Winter Grading Approval, Environmental Assessment, and Soil Report Review. 
The property is located northwest of the intersection of McGregor Drive and Searidge Road 
in the Seacliff area of Aptos. 

PROJECT SETTING AND MORE DETAILED PROJECT DISCUSSION: 

The project site consists of one parcel (APN 038-081-34), an approximately 2.54 acre 
vacant lot located on the north side of Mikkelsen Drive (Canterbury Road) northwest of the 
intersection of McGregor Drive and Searidge Road, just off State Park Drive (see Vicinity 
Map, Attachment I), within a multi-family segment in the Seacliff region of the Aptos 
Planning Area. The site lies within the Urban Services Line and the Coastal Zone. The 
parcel has a zoning designation of RM-3-H (Residential Multi-Family, 1 du/3,000 sq. ft.) and 
General Plan designation of R-UH (Urban High Residential). The property is located north 
of the Pacific Ocean by roughly a half mile. See attached exhibits showing the site and 
surrounding zoning (Attachment 2) and site and nearby general plan designations 
(Attachment 3). 

The subject site is roughly rectangular in shape. The site slopes gently to the southeast 
with a slightly rolling topography. At the time of the geotechnical field investigation, the site 
was covered with long grasses and several large shrubs, however more recently this site 
was observed to be covered with very low grasses and weeds (see site photo, Attachment 
5). Numerous trees line the western edge of the site. Residential development borders on 
the north and west sides of the parcel and undeveloped parcels on the east and south. It 
also appears the larger vacant area, which includes the property, has been used for staging 
areas presumably during, construction work off-site. Fill has been scattered over the 
property. 

i98 
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The access roadway, which is located along the parcel’s frontage to the south, is 
referenced on the project plans and throughout this report as Mikkelsen Drive for 
consistency purposes; however, this roadway is currently named Canterbury Road as 
represented in County mapping and the Seacliff Village Plan. This road has not yet been 
installed, however, for purposes of this project review it is assumed that it will be improved 
as a through road pursuant to approved improvement plans for MLD93-0437. 

The applicant is requesting approval of a parking plan, which would allow a reduction in 
required parking spaces. The parking management plan will be administered by the 
apartment management association. 

Existing land uses surrounding the project site are primarily multi-family residential uses 
including: mixed one and two-story townhomes to the north and northeast, a mobilehome 
park to the northwest, and numerous two-story apartment buildings to the west. The vacant 
parcel adjacent to the east (APN 038-081-35) is designated multi-family residential (RM-3- 
H). An application (#03-0465) for a church development permit has been filed for that 
parcel. The area further to the north and east past McGregor Drive, is designated public 
facility over State Highway 1 and the State Park Drive on and off-ramps. The adjacent 
vacant parcel (APN 038-081-36) to the south is designated visitor serving accommodation 
with a park overlay. This parcel is within the recently adopted Seacliff Village Plan area. 
The zoning was recently changed from Community-Commercial with the adoption of the 
Seacliff Village Plan. Several commercial shops and a gas station are located across 
Searidge Road to the south. (See Zoning and General Plan Maps, Attachments 2 and 3.) 

The project proposes to develop one of the three remaining vacant lots that were part of a 
minor land division (MLD 93-0437). The project is consistent with the RM-3-H zoning (Multi- 
Family Residential, one unit per 3,000 square feet, with an assisted housing combining 
zone) and the Residential Urban High General Plan designation (Attachment 3, General 
Plan Map), in that it has been designed to be consistent with the zone district standards, 
allowable densities and General Plan policies, as described below. The entire project 
requires review and approval by the Board of Supervisors, which shall be preceded by a 
recommendation from the Planning Commission. It is anticipated that the Board of 
Supervisors will review the project in March of 2004. 

The proposed project density and design requires Board of Supervisors approval for a 4 
unit Density Bonus (1 1%) and a 5 foot reduction in front setback off of Mikkelsen Drive from 
20 to 15 feet, pursuant to the “Residential Density Bonus and Affordability Incentive” 
provisions of the County code (Code Section 13.10.390 - 13.10.397). These provisions are 
designed to encourage the construction of affordable housing in Santa Cruz County by 
allowing density bonuses and approval of one or more “concessions or incentives” in order 
to “significantly assist the economic feasibility of the development”. 
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This County code section is consistent with the California Public Resource code, which 
requires the local jurisdiction to grant a 25% Density Bonus and/or other incentives to 
encourage affordable housing. The county ordinance implements the State’s requirements 
in that it allows the density of affordable housing to be increased by 25% with approval of 
one or more incentives, if the development will: provide 20% of the total housing units as 
affordable to lower income households or, provide at least 10% of the total housing units as 
affordable to very low income households or, retain at least 50% of the units as available for 
residents qualifying for affordable housing. 

The density of the apartment units reflects an 11% Density Bonus over the otherwise 
maximum residential density allowed under the Zone District and is consistent with the 
”Eligible Development” criteria listed above in that 100% of the apartment units will be 
available to households with annual incomes that qualify for affordable housing. 

The applicant is also requesting approval for “priority processing” and for a reduction in the 
front setback development standard to allow the buildings located along Mikkelsen Drive to 
be shifted forward to 15 feet from the edge of right-of-way in order to provide a larger buffer 
(30 feet) to the existing residences to the north. These “concessions or incentives” will 
significantly assist the economic feasibility of this 100% affordable housing project, in 
keeping with the County and State “Density Bonus Law”. 
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ENVIRONMENTAL REVIEW CHECKLIST 

A. Geoloav and Soils 
Does the project have the potential to: 

1. Expose people or structures to potential 
adverse effects, including the risk of 
material loss, injury, or death involving: 

a. Rupture of a known earthquake 
fault, as delineated on the most 
recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the 
State Geologist for the area or as 
identified by other substantial 

- X evidence? - - - 
All of Santa Cruz County is subject to some hazard from earthquakes. A Geotechnical 
Investigation for the project was prepared by Steven Raas & Associates, Inc., dated June 
2000 (Attachment 9). The nearest known active or potentially active fault (the Zayante- 
Vergeles fa&) is approximately 3% miles from the site. The report concluded that 
seismically induced landslides or surface ground rupture have a low potential for affecting 
this site. The report also concluded that seismic ground shaking could be managed by 
constructing in conformance with a 1997 or later edition of the Uniform Building Code for 
Seismic Zone 4 (as required by fhe County Building Department) and following the 
recommendations in the Geotechnical report. The Geotechnical report has been reviewed 
and approved by the County Geologist (Attachment IO). 

- X b. Seismic ground shaking? - - - 
See discussion under A. 1.a. above. 

c. Seismic-related ground failure, 
- X including liquefaction? - - - 

See discussion under A. 1.a. above. Based on review of the regional liquefaction maps and 
the geotechnical investigation, the geotechnical report stated that this site is located in an 
area classified as low potential for liquefaction. The site specific investigation, including the 
nature of the subsurface soil, the location of the ground water table, and the estimated 
ground accelerations, lead to the conclusion that the liquefaction potential is low. 

G 
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d.  Landslides? 

significant Less m n  
Sign M ca n t 

Potentially with Less Than 
Signifant Mitigation Signlcant No 

Or 

lmpad Imrpaalbn lmpad. Impad 

See discussion under A. 1.a. above. The Geotechnical report concluded that seismically 
induced landsliding is a hazard with low potential for affecting this site since the site is 
gently sloped and at a distance from any other significant slopes. 

2.  Subject people or improvements to damage 
from soil instability as a result of on- or 
off-site landslide, lateral spreading, to 
subsidence, liquefaction, or structural 
collapse? - - - - X 

See discussion underA. l.a., A. 1.c. and A. 1.d. above. 

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

The entire site is virtually flat with less than a 3% grade overall and less than 10% grade 
over any portion. 

4. Result in soil erosion or the substantial 
- X loss of topsoil? - - - 

The project includes approximately 9,584 cubic yards of balanced cut and fill onsite, 
resulting in no offsite export of dirt. Though the cut and fill depths do not exceed 
approximately 4 feet each, the grading quantities are generated simply due to the large 
development area of roughly 2 acres. 

A preliminary erosion control plan has been submitted with the development plans. A final 
erosion control plan consistent with the project's Storm Water Pollution Prevention Plan 
(S WPPP) will be submitted for review and approval prior to issuance of a grading or 
building permit. Recommendations included in the Geotechnical report regarding site 
preparations, cut and fill slopes, and slope erosion control must be followed. For example, 
the surface soils are classified as moderately to highly erodable. Therefore, the finished 
ground surface should be planted with ground cover and continually maintained to minimize 
surface erosion. The applicant'owner will be required to construct all improvements and 
buildings consistent with the geotechnical report and County review letter 
recommendations. 

The County review letter includes a condition that prior to winter grading approval being 
granted, a specific plan that provides temporary measures to control on-site erosion and 
soils moisture conditions must be reviewed and approved by the Planning Department. The 
County approval of the winter grading plans must also be coordinated with the Approval of 
the plans by the Regional Water Qualify Control Board. The drainage from the project site 

3L 
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SlgnScant L e r s l l l a "  
Or SignMcanl 

Pornally Wim Legaman 
Sgnificanl mgabon Slgnificent No 

Impact Inmrporah Impad impact 

will enter a storm drain system within Mikkelsen Drive that eventually outlets downstream 
through an existing storm water management system into the ocean at State Park. 

5. Be located on expansive soil, as defined 
in Table 18-1-B of the Uniform Building 
Code(l994), creating substantial risks 

- X to property? - - - 
According to the Geotechnical report (see A. 1.a. above), some areas of this site have a fill 
material no more than 3 feet deep of loose silty sand with gravel to soft sandy gravelly clay. 
Underlying this are native soils consisting of sands interlayered with silts, clays and gravels. 
The near surface cohesive soils (clays and silts) have low to moderate expansive properties 
and no groundwater was encountered in the test borings onsite. 

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

No septic system is proposed 

7. Result in Coastal cliff erosion? - 

The project site is not adjacent to the coastline. 

6. Hvdrolonv, Water SUDD~Y and Water Quality 
Does the project have the potential to: 

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

- X .  

- X .  

- X .  

According to the latest Federal Emergency Management. .jency (FEMA) fi.-tional Flooc 
Insurance Rate Map and the County's resource mapping, the project site is not located 
within a floodplain or floodway and he project site is located outside of a 100-year and 500- 
year flood hazard area. The site, mapped within FEMA flood insurance grid 03606, is 
designated within FEMA Flood Zone C - Areas of Minimal Flooding. 

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

The subject parcel is not located within a floodway, based on the County resource mapping. 

?3 
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Significant 
Or 

Potentially 
Significant 

lrnpad 

3. Be inundated by a seiche or tsunami? - 
4. Deplete groundwater supplies or interfere 

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

LessThan 
Signlacam 

Mbgation Significant No 
i m p t i o n  lmpau lmpad 

wim Less Than 

The project will obtain water supply from the Soquel Creek Water District, which is solely 
dependent on ground water. The project site is mapped within the PorterBorreagas 
watershed and is not identified within a Water Supply Watershed or a mapped Groundwater 
Recharge area. However, the Soquel Creek Water District has adopted policies to mitigate 
the impact of new development on the local groundwater basins. The Water District has 
issued a conditional water service availability letter for this project (Attachment 11) with 
several conditions including a condition that the developer “satisfies all conditions of 
Resolution No. 03-31 Establishing a Water Demand Offset Policy for New Development, 
which states that all applicants for new water service shall be required to offset expected 
water use of their respective development by a 1.2 to 1 ratio by retrofitting existing 
developed property within the Soquel Creek Water District service area so that any new 
development has a “zero impact” on the District’s groundwater supply. , . .” This project will 
be conditioned to be in compliance with Water District requirements prior to building permit 
or facility hook-ups. At zero impact, the project will not adversely affect groundwater. 

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

The proposed project will create additional paved areas and associated urban runoff. The 
project runoff will be collected and then filtered through silt and grease traps and an 
improved water filtration facility before tying into a public storm drain system in Mikkelsen 
Drive. A project condition will ensure that ongoing maintenance of the silt and grease traps 
and storm water filiration device(s) will be performed by the apartment management 
agency, South County Property Management Corporation (SCPMC). The final drainage 
plan with the number, location, and a maintenance plan will be reviewed and approved by 
the Department of Public Works Drainage/Sform Water Management Division prior to 
issuance of a building permit. The required design and maintenance of drainage facilities is 
contained in the County Design Criteria. 

- - X .  6. Degrade septic system functioning? - - 
G 



Environmental Review Initial Study 
Seacllff Highlands (McCregor Apt?..) 
Page 9 

Signficanl Less Than 
0, Significant 

POlentially with Less Than 
Significant Miligation SignHwnl NO 

Impact Imparation Impact Impact 

The project will be served by a sanitary sewer system with sewer service to be provided by 
the County of Santa Cruz Sanitation District. The onsite sanitary sewer plan has been 
reviewed and approved by the County of Santa Cruz Sanitation District (Attachment 12). 
The on-site private sanitary sewer collection system will be privately maintained by SCPMC. 
See K.3. below. 

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

- X on or off-site? - - - 

The proposed project will not alter the existing overall drainage pattern of the site and runoff 
from the property will be controlled by onsite collection and detention facilities, which will 
then tie into the existing downstream drainage system via Mikkelsen Drive. The site is not 
located close to any water courses which could be impacted. The applicant has submitted 
a preliminary erosion control plan to control erosion and to prevent silt from entering the 
drainage system during construction, and a preliminary landscape plan to control erosion 
and siltation after construction. The applicant will be required to submit detailed, final plans 
for review and approval by Environmental Planning, Public Works Drainage and Planning 
staff prior to building permit issuance. 

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

As required by the County Storm Water Management division of Public Works, a study was 
done by RJA & Associates to evaluate the capacities of the existing Zone 6 downstream 
drainage system (Attachment 13). The current situation is that the existing downstream 
system is insufficient to handle relatively high frequency storm events. Therefore, though 
nominal, the additional contribution from the project to this system would add to already 
unacceptable performance. Mitigations have been proposed that will bring the impact to 
less than significant levels. These include: 1)  Best Management Practices (BMP’s) will be 
instituted to minimize runoff, including a vegetated swale along the eastern property 
boundary and pre-treatment techniques such as directing roof runoff through downspouts to 
bubblers located within the bioswale onsite; and, 2) the project will be revised to include a 
detention system onsite that will meter runoff such that runoff from storms up to the 25-year 
(Q25) storm event will be detained, and the release rate will be restricted to 5-year event 
volumes so as to not increase peak demand on the drains. This design will exceed the 
typical County standard of design for the QIO event. The applicanf will be required to 
submit to Planning and Public Works modified plans identifying the proposed facilities 

prior to public hearing and final engineered drainage plans to Public Works for review 

E 
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Significant LessThan 
Or Significant 

Potentially With Leas Than 
Significant Mitigation Signfieant NO 

lmpacl Incorporatkm lmpacl Impact 

and approval prior to building permit issuance. The project will be conditioned to pay 
drainage impact fees based on new impervious surface coverage, which could be used for 
future public improvements to the downstream system. 

9. Contribute to flood levels or erosion . 
in natural water courses by discharges 

- X of newly collected runoff? - - - 
The site is not located near any water courses which could be impacted. The controlled site 
runoff will ultimately discharge through existing storm drain facilities into the Pacific Ocean. 
See B. 8. above for a discussion of the nominal amount of additional runoff that will be 
generated by this project and for a description of mitigations that will be used to moderate 
discharges of storm water runoff If discharges were not moderated the project would 
contribute to potential erosion near State Park drive that occurs when inlets overflow. 
However, with mitigation this contribution is less than significant. 

I O .  Otherwise substantially degrade water 
- X .  supply or quality? - - - 

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

1. Have an adverse effect on any species 
identified as a candidate, sensitive, or 
special status species, in local or regional 
plans, policies, or regulations, or by the 
California Department of Fish and Game, 

- X .  or US.  Fish and Wildlife Service? - - - 
No special status plant or animal species are mapped, nor were obsetved in the project 
area. The lack of suitable habitat and the disturbed nature of the site, make it highly 
unlikely that any special-sfatus plant or animal species occur in the area. 

2. Have an adverse effect on a sensitive 
biotic community (riparian corridor), 
wetland, native grassland, special 

- X .  forests, intertidal zone, etc.)? - - - 
According to the County biotic resource maps, there are no sensitive biotic resources 
mapped onsite. All of the areas to be disturbed contain only ruderal (weedy) vegetation, as 
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Sgnificant Less Than 
Or Significant 

Potentially With L~sa  Than 
SignMcanl Mtigation Significant Na 

lrnpau lnmwralon Impact Wmpact 

do the two adjacent undeveloped parcels. The other adjacent properties are developed 
with multi-family residential housing. 

3. interfere with the movement of any 
native resident or migratory fish or 
wildlife species, or with established 
native resident or migratory wildlife 
corridors, or impede the use of 
native or migratory wildlife nursery 
sites? - X - - - 

Though no resident or migratory birds were identified onsite, if they did exist, it is unlikely 
that they would be negatively affected as the bulk [or 82%) of the existing trees onsite are 
proposed to be protected (approximately 64 frees including the large clusters of Acacia 
trees} and approximately 150 new trees are proposed with the development. See C.5. and 
(2.6. below. Also, this site is not located adjacent to any other natural habitats, which might 
serve as native resident or migratory fish or wildlife sites or com'dors. It is located within a 
developed urban area, except for the two adjacent undeveloped parcels, which do not have 
any mapped or observed native habitats or biotic resources. 

4. Produce night time lighting that will 
- x illuminate animal habitats? - - - 

Though there will be some additional night time lighting associated with the 40 unit 
residential apartment development, it will all be directed onto the site and there are no 
noted existing animal habitats onsite or on adjacent parcels to be affected. 

5. Make a significant contribution to 
the reduction of the number of 

- X .  species of plants or animals? - - - 
There are only two tree species proposed to be affected onsite. See C.3. above and C.6. 
below. 

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

According to the arborist report and the Preliminary Grading and Landscape Plans [see 

'3 ? G 
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Significant Less Than 
Or Significant 

Polentially wm Less Than 
Signifant Mtiga6MI Signifmnt No 

Impad inmrpsratim Impad lmpad 

Attachments 15 and 6), two Coast Live Oak trees (4-inch and 6 inch diameter) in fair 
condition and 12 Black Acacia trees (in clusters of 2 to 5 trees, ranging in size from 2-inch 
to 1 ?-inch diameters) with 10 listed in poor condition and 2 in fair condition, may be 
removed to accommodate the development. The majority of Acacias (9 trees plus 2 large 
clusters of 25 and 30 trees each, for a total of 64 frees, or 82%) will be retained onsite and 
pruned pursuant to tree protection and hazard pruning recommendations in the arborist 
report. A Tree Preservation Zone (TPZ) is recommended in the arborist report and reflected 
on the project Preliminary Grading Plan to further protect the trees during construction. The 
project will be conditioned to comply with the recommendations in the arborist report. The 
arborist report also recommends a minimum replacement ratio of 2: 1 with a minimum of 4 
species. The project planting plan identifies 150 new trees, a replacement ratio of over 
10:l with 12 species represented, including new Coast Live Oak and Coast Redwood trees. 

As this property is within the Coastal Zone, the County's Significant Tree Protection 
Ordinance applies, however, there are no trees proposed for removal with a 20-inch or 
larger diameter at breast height. Pursuant to the County's Design Review regulations, 
County Code Chapter 13. I I, trees greater than 6-inches in diameter must be reviewed for 
potential impacts and design considerations. Of the trees proposed to be removed, 7 are 
greater than 6-inches in diameter, with the largest being I 1-inches, 6 of which are acacias, 
a non-native pest species, and all are in poor to fair condition. Based on the condition of 
these trees, the non-native species, the significant number of trees to be preserved onsite, 
and the significant replacement ratio of new trees, the removal of these trees will not result 
in any significant impacts. 

As a note, the project landscape plans and arborist's report reference additional trees (trees 
#1-12). However, these trees are located offsite south of the project parcel within the 
Mikkelsen Road right-of-way, which has been previously established under the approved 
Minor Land Division 93-0437-MLD and are not part of this project. 

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

There are no habitat conservation plans or biotic conservation easements in effect on the 
propetfy or on adjacent parcels. 

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

1 .  Affect or be affected by land designated 
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SlgnLcanl Less Than 
Or SigniScanl 

wt%nuatty With LeSSThan 
Signficant Mitigatian Significant No 

l m p d  InmmOration l m p d  l m p d  

as Timber Resources by the General 
Pian? - X .  - - - 

The project site does not contain any designated timber resources, nor is adjacent to any 
land that does. 

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

X .  the General Plan for agricultural use? - - - - 
The project site does not contain any lands currently utilized or designated for agricultural 
use, nor is it adjacent to any land that does. 

3. Encourage activities which result in 
the use of large amounts of fuel, water, 
or energy, or use of these in a wasteful 

X manner? - - - - 
The project is located close to the Highway I freeway for easy access to employment. 
Several public bus transit stops that are located nearby will provide alternatives to individual 
auto frips. This project will be conditioned to contribute to the physical improvements for a 
bus stop on Searidge Road. The project will not result in activities of water use in a 
wasteful manner. Pursuant to conditions by the Soquel Creek Water District, plans for a 
water efficient landscape and irrigation system will be submiffed to the District Conservation 
Staff for approval, all interior plumbing fixtures will be low-flow, and all applicant installed 
water-using appliances will have the €PA Energy Star label. The project is also required to 
participate in a Water Demand Offset program for new development, which requires the 
developers to offset expected water use of the development by a 1.2 to 1 ratio by retrofitting 
existing developed property. 

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

- - X .  resources)? - - 

The project would not entail the extraction or substantial consumption of minerals, energy 
resources, or other natural resources. 

E. Visual Resources and Aesthetics 
Does the project have the potential to: 

I. Have an adverse effect on a scenic 
resource, including visual obstruction 
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of that resource? - - - - X .  

There are not views to or through this site of any natural scenic resources. There are no 
ground elevation views of the Seacliff State Beach area until further south on State Park 
Drive. 

2. Substantially damage scenic resources, 
within a designated scenic corridor or 
public viewshed area including, but not 
limited to, trees, rock outcroppings, 

- X - - and historic buildings? - 

The project site contains no scenic resources such as rock outcroppings or historic 
buildings. This property is located within the scenic view conidor along Highway I. A 
highway view photo simulation was submitted to show the visual impact (see Attachment 
16). This one point on the northbound side is the only view of the project from the highway, 
as the project is screened from view from any other location, primarily by large frees along 
the highway and the onloff ramps. Currently, the view is of an empty field with a gray-blue 
two-story apartment building in the back. Though the proposed buildings will be closer and 
thus more prominent, this view will be softened with proposed trees along the northeastern 
boundary of the site. Any future development on the adjacent parcel to the east (038-081- 
35) will block most of the view of this project from the highway. There will be a maximum of 
14 small (all at under 12” diameter) trees removed near the western border as a result of 
development if the reserve parking is installed; however, these trees are not visible from the 
scenic com’dor and over 150 new trees are proposed which will replace them at a ratio of 
over 10 to 1. Overall, given the existing development and the small area of the highway 
from which the project is visible, the impact on the public view is less than significant. 

3. Degrade the existing visual character 
or quality of the site and its surroundings, 
including substantial change in topography 
or ground surface relief features, andlor 

- X .  development on a ridgeline? - - - 
The project will not result in grading on a ridgeline. There are no particular ground surface 
relief features and the change in topography will be minor as the site currently has a very 
gradual slope. The proposed project includes nine two-story apartment buildings and a 
one-story community building. The building materials will be of soft earth-tone colors, 
including shingle-like panels and wood board and batten siding, primarily in shades of grays 
and tans, with wood trim in light tan and window trim in white, with matching gray flecked 
composifion shingle roofing (see Attachment 17). The proposed buildings are designed 
with front porches, wood korbels and columns, and other residential architectural features in 
a craftsman style that will add visual character, blend with, and enhance the adjacent 
residential properties. Features of the development will also be compatible with the design 

P 
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guidelines recommended in the Seacliff Village Plan. 

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

Less Than 
Signifrant 

Mitigation Significant No 
Inmrpwabon lmpa l m p d  

With Less Than 

Lighting for the proposed project will consist of permanent lighting for 40 residential 
apartment units, a community center, and the parking lot. A lighting plan is provided with 
the Landscape Conceptual Plan and a project condition will require that lighting be directed 
away from adjacent properties. Overall, the project will not create light and glare that will 
adversely affect day and nighttime views. See E.3. above for information regarding non- 
glare building colors and materials to be used. 

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

There are no unique geological or physical features on or adjacent to the site that would be 
destroyed, modified or covered by the project. See E.3. above for a discussion of grading 
and minor modification to topography. 

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

1. Cause an adverse change in the 
significance of a historical resource 
as defined in CEQA Guidelines 
15064.5? - - - - X .  

The subject parcel is vacant (as are the parcels to the east and south). According to the 
Santa Cruz County Survey of Historic Resources, the subject parcel is not adjacent to any 
structures that are listed or eligible for listing on the California Register of Historic Places, 
any State historical landmarks, points of historical interest, historical resources identified in 
historic resource surveys, or locally designated historic properties or districts. 

2. Cause an adverse change in the 
significance of an archaeological 
resource pursuant to CEQA Guidelines 
15064.5? - x .  - - - 

This site is not identified by County resource mapping (Santa Cruz Archaeological Society 
Inventory, 1992) as being within an area of archeological sensitivity. The proposed project 
is not therefore, anticipated to have any direct impact on prehistoric resources. However, 
pursuant to Sections 16.40.040 and 16.42.700 of the Santa Cruz County Code, if at any 
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time during the site preparation, excavation, or other ground disturbance associated with 
this project, any artifact or other evidence of an historic archeological 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 shenff-coroner if the discovery contains 
human remains, or the Planning Director if the discovery contains no human remains. 

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

As discussed under F.2., it is highly unlikely that prehistoric or historic-era cultural materials 
are present, including human remains, however, the project will be conditioned that local 
officials must be notified if any artifact or other evidence is found, as noted above. 

4. Directly or indirectly destroy a unique 
paleontological resource or site? - - - - X .  

There are no known paleontological resources on the site or in the vicinity. 

G. Hazards and Hazardous Materials 
Does the project have the potential to: 

1. Create a significant hazard to the public 
or the environment as a result of the 
routine transport, storage, use, or 
disposal of hazardous materials, not 

X 

The proposed residential apartment project does not involve handling or storage of 
hazardous materials. 

including gasoline or other motor fuels? - - - - 

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

This is a previously undeveloped vacant site and a review of federal and state 
environmental databases did not reveal the existence of any contamination in the vicinity of 
the site. A Phase I environmental assessment was completed on February 14, 2003. No 
items of environmental concern were found. 
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3. Create a safety hazard for people 
residing or working in the project 
area as a result of dangers from 
aircraft using a public or private 
airport located within two miles 

- X of the project site? - - - 
There are no airports located within two miles of the project site. The closest airport, 
WatsonviNe Airport, is located over five mifes from the project site. 

4. Expose people to electromagnetic 
fields associated with electrical 

X transmission lines? - - - - 
There are no high-voltage electric transmission lines in the vicinity of the site. 

X 5. Create a potential fire hazard? - - - - 
The project design will incorporate all applicable fire safety code requirements and will 
include sprinklers and fire hydrants as specified by the AptosLa Selva Fire Protection 
District. 

6. Release bioengineered organisms or 
chemicals into the air outside of project 

- - X .  buildings? - - 
The proposed residential apartment project will not involve processes, which could result in 
the release of bioengineered organisms or chemical agents. 

H. TransportationlTraffic 
Does the project have the potential to: 

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

- X congestion at intersections)? - - - 
A Traffic Study for the Affordable Housing Development report, dated September 30, 2003, 
and a follow-up memo dated November 5, 2003, both prepared by TJKM Transportation 
Consultants (see Attachment I @ ,  were submitted for review and accepted by the County 
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Department of Public Works Road Engineering division. The study addresses seven 
nearby intersections in detail. The proposed development is anticipated to add up to 
approximately 272 daily trips to the local street system, with 21 trips occurring during the 
a.m. peak hour and 25 trips during the p.m. peak hour. According to the Traffic Study and 
memo and supported by Department of Public Works staff (Attachment 19), the traffic 
generated by this project will not result in significant impacts in relation to the existing traffic 
load and capacity of the nearby street system. See H.4. below. 

The TJKM Memo identifies an overall intersection level of service (as indicated in Table I )  
based on the Intersection Capacity Utilization (ICU) methodology, which essentially 
provides a volume to capacity ratio, for the McGregor DriveBearidge Road and the State 
Park Drive/Searidge Road intersections under four scenarios that consider the existing 
conditions, conditions after the project is built, conditions with adjacent lots developed, and 
cumulative buildout. The intersection Level of Service (LOS) provides an indication of how 
well all movements of an intersection operate together. The report finds that the overall 
intersection levels of service will not drop below acceptable levels as a direct result of the 
project, or of the project combined with future development; therefore, no traffic mitigation is 
required. 

Although the State Park DriveBearidge Road intersection is expected to operate at LOS C 
or better, the intersection is expected to meet the Caltrans peak hour warrant for a traffic 
signal starting with the p.m. peak hour when the project and adjacent parcels are 
developed. The minor eastbound left-turn movement on Searidge Road at State Park Drive 
is expected to continue to operate at LOS F (a.m. currently, and p.m. after project plus 
adjacent pending conditions). It was concluded that future signalization would be the best 
method to create gaps for the eastbound left-turn movement. In lieu of signalization at this 
time, potential interim measures were analyzed to reduce delays for the eastbound left-turn 
movements, including: I )  a “refuge lane” on State Park Drive; and, 2) a southbound right- 
turn lane on State Park Drive. It was determined that these possible improvements could 
not be implemented due to physical constraints (addition of right tum lane from State Park 
onto Searidge) or the necessity to maintain left turns into the Poor Clares site (merge lane 
for left turns from Searidge to State Park Drive). However, the TJKM memo indicates that 
the overall intersection LOS is acceptable and is not significantly impacted by the proposed 
project. 

A traffic signal project at the intersection of State Park Drive and Searidge Road is identified 
in the County’s Capital Improvement Program (ClP) list as a programmed improvement to 
be completed within five years. The development will be conditioned to pay Aptos 
Transportation Improvement Area (TIA) fees to offset potential cumulative project impacts. 
The proposed 40-apartment unit project is anticipated to generate $1 12,000 in 
Transportation and Roadside Improvement Fees (TIA fees). The TIA fees can be utilized to 
help fund the future traffic signal at this intersection. 

8cf E 
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2. Cause an increase in parking demand 
which cannot be accommodated by 
existing parking facilities? - - - x _ '  

A parking plan is proposed pursuant to County Code Section 13.10.553 (see Attachment 
21). 105 parking spaces are required and 105 spaces are proposed, however, the 
proposed spaces include 8 on-street spaces (18 foot minimum length each) pursuant to 
Code Section 13.10.552(a)2., and 16 onsite reserve parking spaces. A parking 
management plan was submitted in request for a reduction from the County average 
standard of 2.6 spaces per unit, This plan ensures that an adequate number of spaces are 
provided to serve the parking needs of all future residents at 89 spaces (including 8 on- 
street guest spaces) or an average of 2.2 spaces per unit. This is supported by a parking 
survey conducted by South County Property Management Corporation of other similar 
affordable developments. An additional 16 reserve spaces are also identified and reviewed 
with regard to impacts in case they are determined necessary in the future to adequately 
serve the units. A portion of the total parking spaces will be assigned to each unit to 
provide two spaces for each 2 and 3 bedroom unit and one space for each one-bedroom 
unit, thus ensuring assigned spaces close to each apartment. 

3. Increase hazards to motorists, 
- - x. bicyclists, or pedestrians? - 

The subject site fronts on and takes access from Mikkelsen Road, which was approved at 
full urban local street standards with the minor land division that created the subject lot, 
MLD 93-0437. Mikkelsen Road has a right-of-way width of 56 feet and a road section width 
of 36 feet with curb, gutter, separated sidewalks, landscape strip, and parking along each 
side. If the roadside improvements required by the MLD were to be installed over time, in 
conjunction with development permits on each of the parcels, then at minimum, a full 
sidewalk should be constructed with this project along the parcel's frontage, continuing 
south on Mikkelsen Drive, and connecting with the existing sidewalk on the north side of 
Searidge Road, in order to ensure safe pedestrian access to and from the project site. The 
road should also be installed to full pavement widths with curb and gutter and other 
improvements as necessary along both sides to control drainage. 

4. Exceed, either individually (the project 
alone) or cumulatively (the project 
combined with other development), a 
level of service standard established 
by the county congestion management 
agency for designated intersections, 

- X roads or highways? _. - - 
See H. 1. above. According to the TJKM Traffic Study and follow-up memo (Attachment 
18), after the proposed project and adjacent pending projects are developed, six nearby 

1 
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intersections (Soquel Drive/State Park Drive; State Park Drive/Route 1 Northbound Off- 
ramp; State Park DrivernoUte I Southbound Off-ramp; McGregor DriveBea Ridge Road; 
Mar Vista DriveIMcGregor Drive; and, State Park Drivelcenter AvenueISea Cliff Drive) are 
all projected to operate at acceptable levels of service during the peak hours. The 
eastbound left-turn movements at Sate Park DriveISearidge Road, currently have 
substantial delays during the a.m. peak hour, however, this intersection does not currently 
meet Caltrans peak hour signal warrant. 

1. Noise 
Does the project have the potential to: 

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

Due to the addition of 40 new residential units on a currently vacant site, there will be some 
increase in ambient noise levels generated by the development from typical adult and 
children residential activities, however, this use is compatible with the existing adjacent 
multi-family residential developments and the incremental increase will result in less than 
significant noise impacts on the neighborhood. See also 1.3. below. 

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

- X agencies? - - - 
Highway 1 is located roughly 400 to 800 feet to the northeast and north of the project site. 
A large mixed one and two-story townhouse development is located between the highway 
and the subject site for most of the northerly boundary. An additional %foot buffer occurs 
between the northern site boundary and the closest apartments (Building A) and a 20-foot 
setback from the eastern site border to the closest apartments (back of Building A) in the 
northeastern portion of the parcel. As the residential units will be separated from the 
highway by over 400 feet, mostly with existing development between, it is unlikely that noise 
from the highway will exceed the General Plan thresholds on the site. However, it will be 
necessary for an acoustic engineer to verify that the noise thresholds of 60 dBL exterior and 
45 dBL interior levels will be met with the design as proposed. Any changes to the project 
plans required to mitigate noise must be made prior to issuance of building permits. 

3. Generate a temporary or periodic 
increase in ambient noise levels 
in the project vicinity above levels 

- X existing without the project? - - - 
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The proposed project will temporarily cause increased noise from construction related 
equipment. This noise will be audible to nearby residents and commercial businesses. 
However, construction will be limited in duration and a condition of approval will be included 
to limit construction to the time between 8:OO AM to 6:OO PM weekdays. With these hours 
of operation the noise related impacts will be reduced to a less than significant level. 

J. AirQuality 
Does the project have the potential to: 
(Where available, the significance criteria 
established by the MBUAPCD may be relied 
upon to make the following determinations). 

1. Violate any air quality standard or 
contribute substantially to an existing 

- X or projected air quality violation? - - - 
The North Central Coast Air Basin is currently classified as a non-attainment area with 
respect to state standards forparticulate matter (PMIO), which means that the area does 
not fully meet the standards set by the Monterey Bay Unified Air Pollution Control District 
(MBUAPCD). In calculating PMIO emissions, the Air District applies an emission rate of IO 
to 38 pounds of PMIO per day per acre of grading, with the actual rate depending on the 
scale of earthmoving activity. Based on the level of grading acfivity for the proposed 
project, PMlO emissions will constitute a less than significant impact to air quality 
standards. See also, J.3., below. 

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

The project will not result in emissions of criteria pollutants such as ozone precursors or 
particulate matter, for which the air basin is not in attainment under state and/or federal 
standards. Therefore, the project would not be likely to conflict with or obstruct 
implementation of the Air Quality Management Plan for the Air District. 

3. Expose sensitive receptors to substantial 
- X pollutant concentrations? - - - 

Dust generation may occur and air quality may temporarily deteriorate during project 
construction from construction rela fed vehicle and equipment emissions, howevec these 
impacts are short term in nature and will not cause significant impacts if typical dust 
minimization techniques (periodic wetting, covering of fine stored materials, etc.) are 
employed during construction. Final grading and erosion control plans that should include 
methods to control dust should be submitted to the Department of Public Works and 
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Environmental Planning for review prior to issuance of a Grading Permit. 

4. Create objectionable odors affecting a 
substantial number of people? - - - 

No 
Impact 

- X .  

The proposed residential project does not include restaurants or other activities which could 
emit potentially objectionable odors. 

K. Public Services and Utilities 
Does the project have the potential to: 

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

The project will slightly increase the need for government services, however, this increase 
will not be significant. 

- X a. Fire protection? - - - 
The project will not significantly increase the need for fire protection, as the project is 
required to provide automatic fire sprinklers and tire hydrants in order to meet public health 
and safety fire codes. 

- X b. Police protection? - - - 
Police protection services are currently provided by the Santa Cruz County Sheriffs office. 

_. X c. Schools? - - - 
School services are currently provided by the Pajaro Valley Unified School District. The 
project will not have a significant negative impact on the existing school system. The 
Pajaro Valley Unified School District uses an attendance ratio factor o f .  65 students per 
new dwelling to calculate the expected number of new students. Therefore, it is anticipated 
that the project will generate 26 new students. To provide facilities for expected new 
students, the developer is required to pay school fees with building permits, for new 
habitable and commercial (laundry room and community center) area square footages. The 
payment of the fees will mitigate any potential negative impact on the existing school 
system. 

G 
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- X d .  Parks or other recreational facilities? - - - 
The project is located within a half mile to State Park beach. Open space and recreational 
amenities are provided onsite, as well as, a new community center to serve the residents. 
The 1,939 square foot community center includes computer, office and meeting rooms and 
storage area. The required open space for a 40-unit apartment development, at 300 
square feet per unit, is 12,000 square feet. The project proposes 65,044 square feet of 
useable open space and landscape areas including community lawns, tot lot, and barbeque 
area. Additionally, each unit is provided with a minimum of 200 square feet per unit of 
private useable open space in the form of outdoorprivate balconies, decks, porches, or 
private fenced yard areas. Therefore, the project has been designed to provide ample 
community outdoor and private open space and is not expected to have a significant 
negative impact on existing park facilities. 

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

The traffic study and follow-up memo completed for the project by TJKM Transportation 
Consultants, dated September 30, 2003 and November 5, 2003 respectively (Attachment 
18), conclude that the proposed project will generate approximately 272 daily trips, 21 of 
these new trips during the a.m. peak hour and 25 new trips during the p.m. peak traffic 
period. This report and memo were reviewed and accepted by the Department of Public 
Works Road Engineering staff (Attachment 19). See H. 7. and H.4.above. 

The project is required to pay Transportation lmprovernent Area (TlA) fees prior to building 
pennit issuance. These rates are currently $2,800 per multi-family unit for roadside 
improvements and transportation improvements, split equally, for a total of $112,000 based 
on 40 new multi-family units (the applicant can receive TIA fee credits for the construction of 
offsite traffic improvements). These fees will compensate for the additional need for 
maintenance of public roads and can serve toward the installation of larger offsite public 
improvements at a later time. 

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

See B.8. above for discussion. 

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

The proposed project will not result in the expansion or creation of new utility facilities, other 
than minor extensions as necessary for the project to connect to the sanitation and water 
lines to be installed in Mikkelsen Drive, which were previously approved as part of the land 
division that created the lots. A service availability letter has been received from both the 
Soquel Creek Water District for water service and from the County Sanitation District for 
sewer service to the site (see Attachments 11 and 12). See 5.4. and 5.6. above. 

The project will be conditioned that final plans and profiles for the proposed onsite 
sanitation system including the onsite sewer lateral(s), clean-out(s), and connections(s} to 
existing public sewer must be shown on the building permit plans and must be reviewed 
and approved by the County Sanitation District prior to building permit issuance. The 
project will also be conditioned that the owner must assume maintenance responsibility for 
all onsite sewers for this project and the building permit plans should be noted accordingly. 
The onsite sanitary sewer system will be privately maintained by the apartment 
management company (SCPMC). The project will also be conditioned to revise the 
approved sanitary sewer plans for Mikkelsen Drive, as necessary to show the proposed 
extension as indicated in the project preliminary utility plan. Sanitary sewer within the 
County right-of-way shall be designed per County standards. Compliance with these 
conditions will ensure that the project adequately handles the additional wastewater 
generated and minimizes impacts to existing treatment facilities. 

4. Cause a violation of wastewater 
treatment standards of the 
Regional Water Quality 

Create a situation in which water 
supplies are inadequate to serve 

- X .  Control Board? - - - 
5. 

- X the project or provide fire protection? - - - 
The project has been reviewed by the Soquel Creek Water District and found that sufficient 
water supplies exist to serve this project. See 8.4. above regarding Soquel Creek Water 
District conditions of the project to ensure adequate future ground water supplies. The 
AptodLa Selva Fire Protection District requires a fire flow of 3,000 GPM. As noted on the 
Utility Plan, available fire flow will be determined upon the completion of Mikkelsen Drive, 
which will include a public fire hydrant within 75 feet of the property. Final plans will be 
required to be reviewed and approved by the Fire District prior to building permit issuance. 

6. Result in inadequate access for fire 
X - - - protection? - 
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f i re protection will be provided by the AptosRa Selva Fire District. The Fire Department's 
requirement of a 20-foot wide access and adequate turn around for fire trucks is provided. 

7. Make a significant contribution to a 
cumulative reduction of landfill capacity 

- X or ability to properly dispose of refuse? - - - 
The project proposes to balance the approximately 9,584 cubic yards of cut and fill grading 
onsite, so there should not be any dirt expod and the site is vacant so there will not be any 
demolition debris or impacts to the existing landfill capacity. The regional landfills in the 
area have sufficient capacity to sewe the project for the foreseeable future, although 
additional solid waste generated by the project could reduce the remaining life of the 
existing landfills incrementally. 

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

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

1. Conflict with any policy of the County 
adopted for the purpose of avoiding 

- - X .  or mitigating an environmental effect? - - 
The County of Santa Cmz General Plan was reviewed for project conformance with policies 
directly applicable to the project. The proposed project is not in conflict with any 
environmental policies in the adopted General Plan. There are no significant environmental 
resources identified onsite and the project will be in conformance with coastal, scenic, 
design, open space, grading, erosion control, and other applicable procedures, policies and 
regulations. See L.2. below. 

2. Conflict with any County Code regulation 
adopted for the purpose of avoiding or 

- X mitigating an environmental effect? - - - 
The proposed project is not in conflict with any environmental regulations of the County 
Zoning Code. See L. 1. above. However, a parking reduction plan is requested pursuant to 
County Code Section 13. f0.553. See H. 2. above. 105 parking spaces are required at an 
average of 2.6 spaces per unit and 89 spaces will be provided at an average of 2.2 spaces 
per unit. An additional 16 resewe spaces (making a total of f 05 spaces) are identified on 
the plans and can be added as needed in the future. 

9' mi-; I i. I;r 
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The project is also requesting two incentives pursuant to Code Section 13. IO. 390 based on 
the 100% affordable status of the development. The first incentive would provide for a 
Density Bonus Credit for 4 units (1 1%) to satisfy the minimum zoning lot size criteria for the 
RM-3000 zoning. The second incentive would allow for a modification to a required 
development standard for the front setback from 20 feet to 15 feet. This is requested in 
order to provide a full 30 foot buffer area along the north property line from Building A to the 
adjacent residential town-home property line, as requested at a local neighbohood meeting. 
The project proposes pedestrian oriented features along the Mikkelsen Drive frontage, such 
as covered front porches, which will soffen the feel of the reduced setback. Approximately 
20 feet will still be provided to the building face of the closest units to the street. 

The project also provides a greater area than is required of community open space. With 
regard to public views, the project has been designed to be consistent with the objectives of 
the Design Review Ordinance requirements to create a compatible site design and a 
pleasant streetscape relationship, in that, the parking is located behind the buildings and 
the implementation of the landscape plan will screen the parking from public views and will 
soffen the effects of the buildings' bulk and mass by creating a sense of scale. 

County Code Section 16.22.70, Runoff Control, requires the post-development runoff rate 
not exceed the pre-development runoff rate. This is being accomplished by this project, as 
well as additional onsite detention above that minimum in order to ensure that the volume 
and rate of runoff can be handled by the existing downstream system. 

3. Physically divide an established 

The land uses surrounding the project site include predominantly high-density residential 
uses, both existing and as designated on the adjacent vacant lot to the east. The vacant lot 
to the south is designated visitor serving accommodation with a park overlay. The project 
would not introduce a new physical division in the community. 

4. 

- - X .  community? - - 

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

- - - X .  or other infrastructure)? - 
40 new affordable apartment units will be provided in this development, which is consistent 
with the urban high-density residential general plan designation (and the assisted housing 
combining district) and anticipated buildout of the site. This project will not be conditioned 
to provide major offsite drainage facilities, new roads, or other infrastructure or facilities that 
would serve other developments or potentially have a growth inducing effect. 



Environmental Review Initial Study 
Seacliff H.ghiands (McGregor Apis ) 
Page 27 

Signincant Less Than 

PdenWy With Le- Than 
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5. Displace substantial numbers of 
people, or amount of existing housing, 
necessitating the construction of 

X replacement housing elsewhere? - - - - 

M. Non-Local Approvals 
Does the project require approval of 
federal, state, or regional agencies? 

Which agencies? State DeDartment of Housins & Communitv DeveloDment (HCD) 

California Reqional Water Quality Control Board 

N. Mandatorv Findings of Significance 

1. Does the project have the potential to degrade 
the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, 
cause a fish or wildlife population to drop below 
self-sustaining levels, threaten to eliminate a 
plant or animal community, reduce the number 
or restrict the range of a rare or endangered 
plant, animal, or natural community, or eliminate 
important examples of the major periods of 
California history or prehistory? 

Does the project have impacts that are 
individually limited, but cumulatively considerable 
(cumulatively considerable means that the 
incremental effects of a project are considerable 
when viewed in connection with the effects of 
past projects, and the effects of reasonably 
foreseeable future projects which have entered 
the Environmental Review stage)? 

Does the project have environmental effects 
which will cause substantial adverse effects on 
human beings, either directly or indirectly? 

2. 

3. 

Yes- N o X  

Yes- N o A  . 

Yes- N o A  . 

- 
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TECHNICAL REVIEW CHECKLIST 

REQUIRED 

APAC REVIEW 

ARCHAEOLOGIC REVIEW 

BIOTIC ASSESSMENT 

GEOLOGIC HAZARD ASSESSMENT 

GEOLOGIC REPORT 

RIPARIAN PRE-SITE 

SEPTIC LOT CHECK 

SOILS REPORT REVIEW 
(geotechnical) 

OTHER: 

Gradinq Permit 

Traffic Studv 

Drainaqe Studv 

xxx 

xxx 

COMPLETED" N/A 

x .  
- x .  
- x .  

- 

x .  

6/00 - 
- x .  

x .  
10l7I03 -. 

xxx** - 
xxx 9130103 -. 

xxx 11/03 -. 
* Attach summary and recommendation from completed reviews 

(Complete reports are on file at the County Planning Department) 

The final reports and studies will be required for review and approval prior to 
issuance of the building permit. 

** 

List any other technical reports or information sources used in preparation of this initial 
study: 
1. Maus on file in the Countv Planninq Deoartment, includinq: General Plan, Zoninq. 

and Resources and Constraints Maps 
2. Development Review Grow (DRG) file #OO-0536 for 34 affordable apartment units 
3. Minor Land Division & Coastal Permit file #94-0437 MLD (on 038-081-27 & 32) 
4. File and permit histow research includinq 87-1102 DRG, 91-0431 LPA, CZB. 91- 

5. Seacliff Villaae Plan, adoDted Julv 10. 2003 
0665 ZDR. & 93-0437 LD1 , CZB 
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ENVIRONMENTAL REVIEW ACTION 

On the basis of this initial evaluation: 

- 

Is/ I find that although the proposed project could have a significant effect on the 

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

environment, there will not be a significant effect in this case because the 
mitigation measures described below have been added to the project. A 
MITIGATED NEGATIVE DECLARATION will be prepared. 

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

- 

&-(, , 

For: 
Environmental Coordinator 

Attachments: 

1. Vicinity Map 
2. Zoning Map 
3. General Plan Map 
4. Assessor‘s Parcel Map 
5. Existing Site Photo 
6. Reduced Project Plans 
7. Minor Land Division H3-0437-MLD Improvement Plans, Sheets C1-C5 
8. Master Plan for “McGregor Drive at Searidge Road in Aptos” Coastal Priority Site 
9. Geotechnical Investigation by Steven Raas &Associates, Inc., dated June 2000 
10. County Review of Geotechnical Investigation by County Geologist, Joe Hanna, dated 

October 7,2003 
11. Water service letter from Soquel Creek Water District, Jeffery Gailey, dated October 9, 2003 
12. Sewer will serve letter from the County Sanitation District, dated September 8,2003, with 

follow-up letters dated Oct. 6, 2003, October 23,2003 and October 31,2003 
13. Drainage Report for the Storm Drain Trunk System Downstream of the MLD 93-0437 

Property by RuggeriJensen-Azar 8, Associates (RJA), dated November 2003; and, letter 
from RJA dated November 25,2003 

14. Comments from Department of Public Works Drainage/Storm Water Management Division; 
and, Seacliff Highlands Response to Comments from DPW Drainage memo by RJA 

15. Arborist ReDort bv Nathan Lewis. reoort dated June 16. 2003 
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16. Highway View Simulation Photos 
17. Proposed Elevations Simulation Photo 
18. Traffic Study for the Affordable Housing Development by TJKM Transportation Consultants, 

dated September 30,2003 and Follow-up Memo by TJKM, Gordon Lum, dated Nov. 5,2003. 
19. Comments from County Department of Public Works, Road Engineering, Jack Sohriakoff, 

dated November 24,2003 
20. Memo from Santa Cruz Metropolitan Transit District (SCMTD) by David Konno, dated 

September 22,2003 
21, Parking Management Pian 
22. Full Size Complete Set of Plans prepared by RJA & Associates, et al (on file in the County of 

Santa Cruz Planning Department) 

25 Lec-r-ev-s rZLt.i~%d dunn m w p u h r  prlad 4 

. 
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Master Plan 
for “McGregor Drive at Searidge Road in Aptos” Coastal Priority Area 

INTRODUCTION 

Master Plan Requirement 

Section 2.23 of the Santa Cruz County General Plan, “Conservation of Coastal Land Resources,” 
adopted on May 24,1994, contains Local Coastal Plan (LCP) designated coastal priority sites in 
the County. “McGregor Drive at Searidge Road in Aptos,” which is made up of APN’s 038-081- 
34,038-081-35 and 038-081-36, is identified as one of those sites (the “Site”), and is shown on 
Attachment 1. 

Section 2.23.3 of the General Plan/LCP states: 

Require a master planfor allpriority sites, with an integrated design providing forfill utilization of the 
site and a phasing program based on the availahility of infastructure andprojected demand Where 
priority use sites include more than one parcel, the master plan for any portion shall address the issues of 
site utilization, circulation, infrastructure improvements, and landscaping, design and use cornpatihilily 
for the remainder of the designatedpriority use site. The master plan shall be reviewed as part of the 
development permit approval for the priority site. 

The framework for the master plan was prepared from the following planning documents: 

1. Minor Land Division (MLD 93-0437) 

On November 9,1994, Minor Land Division (MLD) 93-0437 was approved, creating the 
three lots in the Site, APN’s 038-081-34,35 and 36, and a street, Mikkelsen Drive, now 
known as Canterbury Road, with underground infrastructure (Attachment 1). The zoning 
designation for Lot 1 (APN 038-081-34) and Lot 2 (APN 038-081-35) is RM-3-H 
(Multifamily Residential, minimum 3,000 sflunit - Affordable); and Lot 3 (APN 038-081. 6) 
was zoned C-2 (Community Commercial). Adoption of the Seacliff Village Plan changed the 
zoning for Lot 3 to VA-D (Visitor Accommodation - Designated Park Site). 

2. Seacliff Village Plan 

On May 20,2003 the Board adopted the Seacliff Village Plan (“Plan”), which contains 
design guidelines for an area that includes part of the Site. The reference to the “McGregor 
Site” in the Plan refers to APN 038-081-36 (Lot 3), and is Site 1-a of Design Area 1 in the 
Plan, included herein as Attachment 2. The Plan also refers to design and architectural 
compatibility of the other two lots with the McGregor Site, even though they are outside of 
the planning area. This master plan incorporates elements of the Seacliff Village Plan. 
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MASTER PLAN FOR “MCGREGOR DRIVE AT SEARIDGE ROAD IN APTOS” 
COASTAL PRIORITY SITE 

Purpose 

The purpose of the master plan for the “McGregor Drive at Searidge Road in Aptos” Coastal 
Priority Site (the “Site”) is to establish development standards for the three lots and road with 
underground infrastructure that make up the Site to ensure that the lots will be developed in a 
manner that will be compatible with each other, with the residential neighborhood, and with the 
nearby Village commercial area. 

Site Utilization 

Development on any one lot in the Site shall be sensitive to the type and scale of development on 
the other lots, and the developments shall be compatible in architecture, design and landscaping, 
within the constraints of each lot’s development requirements. 

The road in MLD 93-0437, now named Canterbury Drive, was designed to provide access to all 
three lots from both Searidge Road and McGregor Drive. Canterbury Drive also separates the 
residentially zoned lots from the non-residentially zoned lot. 

Circulation, T M I C  and Transportation System 

Canterbury Road will be constructed pursuant to MLD 93-0437 and will connect to Searidge 
Road and to McGregor Drive. Circulation for the Site was designed for the lots to be accessed 
from Canterbury Road. 

A Traffic Study was completed in September 2003 and an addendum memo submitted on 
November 5,2003. A summary is included as Attachment 3 in this master plan. The Study 
analyzed the projected traffic on surrounding streets if all three lots were developed to their 
maximum uses. Upon Site build-out, a traffic light would be warranted at the intersection of 
Searidge Road and State Park Drive. A traffic signal for this intersection has been identified and 
included in the County’s Five-Year Capital Improvement Plan. Development of each lot within 
the Site shall be subject to the County’s requirements for traffic mitigation at the time of 
development approval, including the payment of Transportation Improvement Area Fees. 

Where feasible, improvements to bus stops on Searidge Road and McGregor Drive may include 
construction of bus shelters and handicap access to the shelters. 

Infrastructure Improvements 

Infrastructure improvements sewing the Site are included in MLD 93-0437. These 
improvements consist of the construction of Canterbury Drive, installation of underground 
utilities and the construction of water lines, sewer lines and storm drains to serve the Site. 
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Standard street and sidewalk dimensions for Canterbury Drive and the McGregor Drive 
sidewalks were approved for MLD 93-0437. 

Construction of the MLD improvements will be substantially completed at the time of 
construction of the first lot within the Site to be developed. The construction of the above- 
ground street improvements may be phased to coincide with the development timing of each of 
the three lots in the Site. 

Water lines, sewer lines and storm drains shall be built per the approved MLD plans and shall 
connect to onsite systems in accordance with County requirements for the development of each 
lot within the Site. 

A Downstream Drainage Study was completed onNovember 18,2003, of which a summary is 
included herein as Attachment 4, to evaluate off-site drainage capacity for the watershed in 
which the Site is included, and which ultimately drains through a storm drain system down State 
Park Drive into the bay. This Study updates a study completed in 1994 in connection with 
adoption of the final MLD map, and a summary is attached and made a part of the master plan. 
Development of the Site may require Drainage Impact fees, as well as onsite and/or off-site 
mitigation measures to correct or offset deficiencies in the downstream drainage system. 

The Seacliff Village Plan states that streetscape plantings within the Site “shall be a unifymg 
element, and serve as ‘focal points’ for the Site. The streetscape plantings shall be trimmed and 
trained (limbed up) so as not to interfere with the viewsheds, and where appropriate, should be 
used to block out undesirable views. Understory plants shall also be used, such as shrubs and 
ground covers, to complement the trees.’’ 

Street trees shall be of a type recommended by, installed and maintained pursuant to the Santa 
Cruz County Urban Forestry Master Plan and the Street Tree Criteria for New Residential 
Development, included herein as Attachment 5, and shall blend in with the surrounding 
landscape. The palette of shrubs and ground covers in the parkways shall include plant species 
that are drought tolerant, low maintenance and compatible with the coastal region. 

Design and Use Compatibility 

The Site zoning was established with the approval of MLD 93-0437. The zoning adopted for 
Lots 1 and 2, Multifamily Residential, minimum 3,000 sflunit - Affordable (RM-3-H), created 
two residentially zoned lots adjacent to existing multifamily residential development. Lot 3 is 
now zoned Visitor Accommodation - Designated Park Site (VA-D), which has several potential 
alternatives for development as the southeast side faces State Park Drive, the major entrance to 
Seacliff State Park. 

The design guidelines for the Site, listed below, are derived from the Seacliff Village Plan, 
although Lots 1 and 2 are not within the planning area. The Plan states that the “building designs 
for the two other parcels just outside of the Village boundary on the north of the McGregor site 
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should be compatible in their designs to the building designs on the McGregor site.” In addition, 
the following shall apply: 

Lots 1 and 2 shall be sensitive to and compatible with the adjacent residential neighborhood, 
as well as with the developments within the Site. 
Building materials shall appear to be natural, such as wood, or a combination of wood and 
stucco, with earth tones dominating the exterior color palette. 
The primary building styles shall include the following: Shingle Style (Seaside Estate, 
Country House - Victorian Era); Craftsman andor Bungalows. 
In addition to the requirements above, Lot 3 shall comply with the Seacliff Village Plan 
development requirements for Design Area 1, Site 1-a. 

Other Requirements in the Seacliff Village Plan Affecting the Site 

1. Site Landscaping 

Landscaping for Lot 3 shall include a landscape buffer between the adjacent residential area 
and the new developments, especially at the entrance to Canterbury Road at Searidge Road. 
Lots 1 and 2 may include other types of buffers in addition to landscaping, such as wider 
setbacks andor fencing, between the new developments and the surrounding neighborhood. 

For Lot 3, a heavily landscaped buffer shall be created along the edge of the property facing 
Highway 1, using trees that are native, such as Redwoods and Coastal Live Oaks. Within 
Lots 1 and 2, landscaped buffers may consist of trees best adapted to each lot’s soil type and 
compatible with each development’s architecture and with the street landscaping. 

2. Signage 

The signage for the Site shall meet the sign regulations contained in County Code Section 
13.10.581, et. seq. In addition, for Lot 3, the McGregor Site, the Seacliff Village Plan 
describes the number, type, material and size of signage allowed for the lot. For Lots 1 and 2 
and any Site entryway treatments, the signage shall be of a design, type and material that 
complement the architectural styles of the Site buildings. 

References 

1. Traflc Study for the Affordable Housing Development; TJKM Transportation Consultants, 
September 30,2003; and Memo to Jack Sohriakoff, DPW, from Gordon Lum, TJKM, dated 
November 5,2003. A copy is available in the Planning Department project file #03-0276. 

2. Drainage Report for the Storm Drain TrunkSystem Downstream of the MLD 93-0437 
Properly; Ruggeri-Jensen-Azar & Associates, November 18,2003. A copy is available in the 
Planning Department project file #03-0276. 
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3. Seacliff Village Plan; County of Santa Cruz Planning Department; adopted by the Board of 
Supervisors May 20, 2003 and Coastal Commission July 10,2003. 

Attachments 

1. Site Map for GPLCP Coastal Priority Area. 

2. Seacliff Community Planning Area, Design Area 1, Site 1-a (“McGregor Site”). 

3. Summary from TrafJic Study for the Affordable Housing Development; TJKM Transportation 
Consultants, September 30,2003; and Memo to Jack Sohriakoff, DPW, from Gordon Lum, 
TJKM, dated November 5,2003. 

4. Summary from Drainage Report for the Storm Drain Trunk System Downstream of the MLD 
93-0437 Property; Ruggeri-Jensen-Am & Associates, November 18,2003. 

5. Draft Sheet Tree Criteria for New Residential Development; Santa Cruz County 
Redevelopment Agency; August 1996. 
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FLWAL 

Traffic Study for the 
Affordable Housing Development 

In Santa Cruz County 

September 30,2003 

Prepared by: 
TJKM Transportation Consultants 
5960 lnglewood Drive, Suite 100 
Pleasanton CA 94588-8535 
Tel: 925.463.061 1 
Fax: 925.463.3690 
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SUMMARY 

The proposed development is expected to add approximately 272 daily trips to the local street system, 
with 2 1 trips occurring during the a.m. peak hour and 25 trips during the p.m. peak hour. 

Four study intersections (State Park Drive/Route 1 Northbound Ramps, State Park DriveRoute 1 
Southbound Ramps, McGregor DrivdSea Rjdge Road, and Mara Vista DriveMcGregor Drive) 
currently operate at an acceptable service level, and are expected to continue to operate acceptably 
under all future scenarios analyzed. 

The Sea Ridge Road at State Park Drive intersection currently does not meet the Caltrans peak hour 
signal warrant, and will not meet warrant8 with the addition of the proposed project. Under the 
Background plus Project plus Adjacent Pending scenario, the intersection is expected to meet the 
peak hour warrant during the p.m. The eastbound lee-turn movement on Sea Ridge Road at State 
Park Drive currently operates at LOS EFduring the a.m. peak hour due to the large left-turn demand 

The cumulative build-out scenario is expected to eventually trigger the need to signalize the Sea 
Ridge Road at State Park Drive intersection in order to decrease delays for the eastbound left-turn 
movement. Prior to the signalization of the Sea Ridge RoadState Park Drive intersection, the 
following interim measures may be considered 

Refuge lane” on State Park Drive 
Southbound right-turn lane on State Park Drive 

These measures could be funded with a portion or all of the Transportation Area fees paid by the 
proposed project. 

The intersections of Soquel DrivdState Park Drive and State Park DriveKenter AvenudSea Cliff 
Drive currently operate acceptably and are expected to operate acceptably under the Background, 
Background plus Project, and Background plus Project plus Adjacent Pending scenarios. However, 
these two intersections are expected to operate unacceptably under the Cumulative plus Project plus 
Adjacent Pending scenario, regardless if Parcel A being developed as a through street or cul-de-sacs. 
The recommended mitigation for the Soquel Drive/State Park Drive intersection is to install an 
exclusive right-turn lane on the eastbound Soquel Drive approach. Installing a traffic signal is 
expected to mitigate traffic congestion problems at the State ParWCenter Avenue/Sea Cliff Drive 
intersection. 

- 
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MEMO 

November 5,2003 

To: Jack Sohriakoff, Santa Cruz County DPW No. of 
Via e-mail only: dpw 140@co.santa-cruz.ca.us Pages: 4 

From: Gordon Lum TJKM No.: 159-059 

Ce: Melissa Allen, Planning Liaison to RDA Jurisdiction: Santa Cruz 
Carolyn Watanabe, RDA Project Manager 
Karen Saunders, South County Housing 
John Donahoe, RJA and Associates 

FOLLOW-UP TO SEACLIFF HIGHLANDS TRAFFIC MEETING ON 11/3/03 

County 

Subject: 

Introduction 

At the November 3,2003 meeting, I was asked to follow-up on the following issues: 

Present the overall intersection level-of-service for two study intersections. 
Discuss possible signalization of State Park Drive/Sea Ridge Road. 
Provide trip generation information for estimating trafftc impact fees. 

This memo briefly addresses these three issues. 

Overall Intersection Level of Service 

Consistent with the 2000 Highway Capacity Manual methodology, the results presented in 
TFaflc Study for the Aflordable Housing Development in Santa Cruz County (dated September 
30,2003) indicate only the minor movement level of service (LOS) for the following STOP 
controlled study intersections: 1) State Park DriveiSea Ridge Road and 2) McGregor Drivelsea 
Ridge Drive. However, the printout from Synchro Software (included in the Appendices of the 
9/30/03 Study) does provide an overall intersection level of service based on the Intersection 
Capacity Utilization (ICU) methodology, which essentially provides a volume to capacity ratio. 
The intersection LOS provides an indication of how well the all approaches together are 
operating, and not just the highest delay experienced by a minor movement. Table I presents the 
overall LOS for State Park DriveiSea Ridge Road and McGregor DriveKea Ridge Drive under 
the four study scenarios. Environmental Review inkai Stwly 
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TABLE I: INTERSECTION LEVELS OF SERVICE 

Intersection 
AM. Peak Hour P.M. Peak Hour 

- EB Sea Ridge Rd LT 

Tote: LOS =Level of Service 
*2000 HCM methodology does not report the overall intersection delay for one-way STOP intersections 
XX.X% =Overall Intersection Capacity Utilization (ICU) as presented in Synchro Software 
X 
(X.X) = Average delay for minor approach in seconds per vehicle, reported for one-way STOP intersections 
(X) 

The results presented in Table I indicates that although the eastbound left&nn movement on Sea 
Ridge Road at State Park Drive is expected to continue to operate at LOS F, the intersection as a 
whole is expected to operate at LOS C or better. 

=Overall intersection level of service based on ICU method 

=Level of service for minor approach, reported for one-way STOP intersections 

Possible Signalization of State Park DriveBea Ridge Road 

Although the State Park Drive/Sea Ridge Road intersection is expected to operate at LOS C or 
better (based on the ICU method), the intersection is expected to meet the Caltrans peak hour 
warrant starting with the p.m. peak hour under the Background plus Project plus Adjacent 
Pending Conditions. Signalization is the best method to create gaps for the eastbound left-turn 
movement on Sea Ridge Road at State Park Drive that currently operates unacceptably at LOS F 
during the a.m. peak hour even without the project. 
Apart from signalization, the following measures have been considered to reduce delays for the 
eastbound left-turn movement: Environmental Review lnitd study 
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“Refuge lane” on State Park Drive 
Southbound right-turn lane on State Park Drive 

We concluded at our meeting on 11/3/03 that these two measures would not adequately provide 
the gaps (in State Park Drive traffic) necessary to substantially improve the LOS F currently 
experienced by the drivers attempting a left-turn from eastbound Sea Ridge Road at State Park 
Drive during the a.m. peak hour. Therefore, signalization of State Park DriveiSea Ridge Road 
intersection is probably the best method to mitigate the LOS F for the eastbound left-turn 
movement. Our understanding is that the signalization of State Park Drive/Sea Ridge Road 
intersection is included in the County’s Capital Improvement Program (CIP), with the installation 
expected to occur in approximately five years. 

Estimated Trip Generation and TIA Fees 

Although signalization of State Park DriveiSea Ridge Road is programmed into the County’s 
CIP, the issue of funding the signal needs to be considered. Table 11, which estimates the 
amount of T U  fees that may be collected, is based on land information provided hy Melissa 
Allen in her memo dated November 4,2003. Table II provides daily trip rates from the Institute 
of Transportation Engineers (ITE) Trip Generation, rfh  Edition and not from the County’s TIA 
rate schedule. The estimated total TIA fee is based on $400 per daily trip. 

TABLE Ia: ESTIMATED T U  FEES 

LAND USE ESTIMATED DAILY TRIPS TIA FEE 

Parcel -36 (Site 1-al Hotemark 
Visitor Accommodations, Hotel (Code 3 10) 
Commercial Sales, Service & Repairs (Code 820) 

8.23 trips/room x 120 room = 988 
40 tripsiksf (max) x 24 ksf = 960 

$395,200 
384,000 

General Offices, Professional and Admin. (Code-710) 11.0~tripdksfx 18 ksf = 198 trips 79,200 
City Park (Code 41 1) 1.59 tripdacre x 2.9 acres = 5 trips 2,000 

“Poor Clares” Site: 
Visitor Accommodations, Hotel (Code 3 10) 
Commercial Sales, Service & Repairs (Code 820) 

8.23 trips/room x 536 rmms = 4,411 1,764,400 
40 tripsiksf (max) x 197 ksf = 7,880 3,152,000 

Parcel -35 ChurchResidential(2.55 ac or 110.970 sf sitek 
Institutional, Church (estimate from St. John’s) 
Residential (3,500 sf single family lots, Code 210) 
Residential (3,000 sf mult-family lots, Code 220) 

Notes: 
Ksf=1,000 square feet; sf-square feet. 
Max=Maximum rate for non-residential use is 40 daily tiips per ksf (instead of 42.92) 
Code=Land Use Code from ITE Trip Generation, 61h Edition. 
Net developable area of the of the “Poor Clares” site is assumed to be one-third of 590 ksf 

84 trips on busiest weekday (Tue) 33,600 
11 8,800 
98,000 

9.57 tripdhome x 31 homes = 297 
6.63 trips/unit x 37 units = 245 

The proposed Seacliff Highlands project is expected to pay approximately $1 12,000 in TIA fees. 
With the total cost of designing and constructing a traffic signal being as high as $400,000, 
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additional funds are clearly needed to fund a signal at State Park Drivelsea Ridge Road. Based 
on the results of Table 11, the HoteVPark parcel may generate $2,000 to $395,000 in TIA fees, 
while the adjacent Church/Residential parcel may generate $33,600 to $1 18.800. The Poor 
Clares site has the potential to generate as much as $3.1 million. 

‘MA fees are typically split evenly between Roadside Improvement Fees and Transportation 
Improvement Fees, which can be used for signal installations. If approximately $50,000 of the 
$1 12,000 is designated for the signalization of State Park DriveiSea Ridge Road, as much as 
$700,000 in TIA fees may be needed in order to provide the additional $350,000 that may be 
needed to signalize the intersection. 

Based on the daily trip generation presented in Table 11, it is clear that a signal will not be 
warranted at State Park Drivelsea Ridge Road with a development of a park on the Hotelmark 
site. Based on the Caltrans signal warrant graph provided in the Appendix D of the 9/30/03, a 
signal would not be warranted until the volume on the Sea Ridge Road or Poor Clares approach 
increases to approximately 300 vehicles per hour (from 202 in the a.m. and 235 in the p.m. on 
Sea Ridge), assuming the total peak hour volume on State Park Drive is 1,000 vehicles for both 
approaches. 

Hope this information is helpful. Please note that we had some “typos” in our 9/30/03 study. 
The third paragraph on page 1 (Summary) should read “LOS F” rather than “LOS E”. 
Furthermore, the last two sentences of the paragraph on page 20 should he deleted. Hopefully, 
these typos did not cause much confusion. Please call with your questions or comments. 

Jurisdictionkanta c m  county~9-162\ml11503 jack.doc 
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Backmound 

h4LD 93-0437 was approved on November 9,1994, creating 3 parcels and street right-of-way 
between McGregor Drive and Sea Ridge Road. One of the conditions of the MLD is to prepare a 
drainage analysis for the downstream storm drain system. The scope of this report is focused on 
the trunk line storm drain system downstream of the MLD project. A Drainage Study was 
prepared by Ifland Engineers in February 1994 for this basin but improvements to the trunk 
system and continued development have occurred since that study. This drainage report uses the 
previous study as a guide and incorporates and evaluates the major improvements made to the 
trunk system. 

Basin Overview 

The limits of the basin area of this watershed are shown in the attached Basin Map. The size of 
the watershed is approximately 136 acres and consists of a mix of low density housing, high 
density housing, commercial uses, undeveloped areas, and streets. The topography of the 
watershed varies ftom elevation 345+/- at the high point of the basin to elevation 9.7+/- at the 
trunk system outfall at Seacliff State Beach. The storm drain trunk system downstream of the 
MLD property consists primarily of pipes interconnected with short open channels. 

Surface Characteristics of the Basin Area 

The portion of the basin area above Soquel Drive consists of mostly residential development on a 
sloped hillside. The approximate average slope is 13% from Soquel Drive to the top of the basin 
area. From a review of recent projects in the area and limited site observations, there does not 
appear to be a significant centralized detentiodretention system for surface runoff. Although this 
area is steep, the plant growth appears mature. 

The portion of the basin area between Soquel Drive and Highway 1 is primarily commercial with 
some residential use and has an approximate slope of 3%. Heather Terrace (Tract 1306) is a 
recent project that incorporated residential and commercial uses. The As-Built plans for this 
project include approximately 2,400 cubic feet of onsite storage of runoff. Runoff from Seacliff 
Inn, the Resurrection Church, and the upstream tributary area is conveyed through a combination 
of pipes and open channels (ie, ditches) and across Highway 1 in a 36" pipe. 

The portion of the basin area between Highway 1 and the outfall at Seacliff State Beach is 
primarily residential with some commercial uses and has an approximate slope of 3% (excluding 
the steep access road to Seacliff State Beach). The storm drain tnmk system in this portion of the 
basin area consists of a Combination of pipes and short open channels. The Seabreeze Project 
(Tract 1102) includes approximately 16,400 cubic feet of onsite detention. Portions of the storm 
drain tnmk system in this area are covered with dense brush and vegetation. It appears that 
maintenance has not been consistently performed on the trunk system in this area. 
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Characteristics of the Storm Drain Trunk Svstem 

The storm drain trunk system downstream of the MLD project is a series of pipes connected by 
short open channels that lead to an outfall at Seacliff State Beach. The Resurrection Church 
project recently replaced an existing 48" CMP with a 60" HDPE pipe in Center Avenue near 
State Park Drive. The alignment of the trunk system for this report is based on a Drainage 
System Details plan for Watsonville Community Hospital prepared by Cary Edmundson & 
Associates Land Surveying dated September 26,1989 and was part of the Drainage Study 
prepared by Ifland Engineers in February 1994. Portions of the trunk system shown on the plan 
are not observable due to overgrown dense vegetation. However, due to the observed condition 
of the ditches interconnecting the pipe system, there does not appear to be a failure in the pipe 
system to convey runoff. 

Method of Analvsis 

The focus of this report is the trunk system downstream of the MLD project. This report will use 
the 50 year return period, corresponding to County of Santa Cruz design criteria for the size of 
this basin. The initial point of evaluation of the trunk system will be the inlet in the loop ramp to 
SB Highway 1. The SCS method will be used to determine the quantity of runoff for the area 
tributary to Node 1. The Rational Method and Manning's equation will then be used to 
determine the hydraulics of the existing trunk system. A similar analysis will be performed for 
the 10 year return period for the existing condition, existing condition plus Seacliff Highlands 
project, and full buildout of the watershed based on proposed land uses. 

The SCS Method estimates peak unconfined runoff in small watersheds based on the amount of 
precipitation, soil type, cover type, and travel time applied to a rainfall distribution for the area in 
question. The United States Department of Agriculture Technical Release 55 (TR-55) 
procedures were used as outlined in the June 1986 version of the document. The TR-55 
computer program pond and swamp factor was utilized to account for detention in Area A and 
Area B (detention from Heather Terrace and Seabreeze projects). The TR-55 program allows for 
up to 5% of the tributary area to be counted as pond and swamp area as long as these areas are 
not in the main flow path. 

The Rational Method was used €or hydraulic calculations: 

Environmental Review lnital Study 
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where: Q = p&k runoff in cubic feet per second (cfs) 
C = runoff coefficient expressing the hction of rainfall which 

appears as surface flow 
I = rainfall intensity in inches per hour 
A = drainage area in acres tributary to the point of concentration 

1. Runoff coefficient: 

Open Space C,, = 0.2 
Residential C,, = 0.7 
Commercial C,, = 0.8 
Highway C,, = 0.8 

C,, = 0.24 (adjusted for antecedent moisture) 
C,, = 0.84 (adjusted for antecedent moisture) 
C,, = 0.96 (adjusted for antecedent moisture) 
C,, = 0.96 (adjusted for antecedent moisture) 
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2. Rainfall Intensities: 

Rainfall intensities were determined using the formula I=K/(T%) where: 

I =Rainfall Intensity, in inches per hour 
T = the duratiodtime of concentration, in hours 
K = a function of mean annual precipitation and ftequency 
n = a function of mean annual precipitation 

The values for K and n for a 50 year event and 10 year event can be determined by 
trial and error to be: 

50 year: 1=1.199/((T/60)^0.449) or I= 7.537/(TA0.449) 
and 
10 year: 1=1.02/((T/60)^0.376) or I= 4.755/(TA0.376) 

Manning's equation was then used to determine the design capacity of each drainage structure. 

Q = 1.486 * A * Rm * S'' 
n 

where: Q = flow rate in cubic feet per second 
A = cross-sectional area in square feet 
R = hydraulic radius in feet 
S = slope in feet per foot 
n =Manning's roughness coefficient 
n = 0.01 1 (for HDPE and RCP 36" and larger) 
n = 0.013 (for RCP 24" to 33") 
n=0.015 (forRCP 18" to21") 
n = 0.024 (for CMP) 
n = 0.050 (for open channels in fair to poor condition) 
n = 0.025 (for open channels in good condition) 

Hydraulic calculations were performed using the TLW Hydrologic/Hydraulic soRware program 
and the results tabulated into the County of Santa Cruz Drainage System $al~lccmtc&ttiew st& 
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Storm Drain Trunk S w t a  

The SCS Method was used to calculate the amount of runoff at Node 1 &om tributary areas A 
and B (see Basin Map with Tributary Areas). Using the Rational Method, an equivalent runoff 
coefficient (c value) was calculated for the combined areas A and B. Then, the SCS time of 
concentration, appropriate intensity equation above, and calculated runoff coefficient were used 
in the Rational Formula to model the storm drain trunk system starting from Node 1. In using 
this process, the evaluation of the trunk system begins with the same amount of runoff that was 
calculated by the SCS Method. The open channel between Node 6 and Node 9 was shown as 
being constrained with a 16" W and an 18" CMP going through a what appears to be a 
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property line wall (see Drainage System Details plan by Cary Edmundson & Associates). The 
plan also indicates that the wall was undermined. Although the condition of the wall could not 
be verified due to dense vegetation, this report models an open channel between Node 6 and 
Node 9 Without the wall and double CMP constraint. Zone 6 Drainage District Ortho/Topo 
Mapping Sheet 1OH shows a localized low point in the vicinity of this wall based on contouring 
at the time of the mapping of this area. 

Conclusions: 

For the 50 year storm, the trunk system will not contain runoff within the pipe system and 
flooding would occur. For the IO year storm, the following is a summary of flows at Seacliff 
State Beach 

Ql0 = 152 cfs (existing condition) 
Ql0 = 154 cfs (existing condition plus Seacliff Highlands project) 
Qlo = 162 cfs (buildout condition) 

The capacity of the 30" storm drain pipe at Seacliff State each is approximately 125 cfs, which is 
less than the existing condition flow of 152 cfs. The overland release for the overflow in the 
trunk system from Center Avenue to the outfall would be through State Park Drive, the steep 
access road to Seacliff State Beach, and into Monterey Bay. 

One possible solution to minimize flooding from the overflow would be to meter the flow so that 
the pipe/channel flow downstream of the metering could be contained in the existing 
pipe/channel system. It appears that the area just upstream of the railroad was used for metering 
of flows. A review of sheet 36A of 84 of the Photogrammatic Mapping for the Rio Del Mar 
Planning Study (1965) indicates that the area just upstream of the railroad was a localized low 
point at the time of the mapping of this planning area. The Drainage System Details plan by 
Cary Edmundson & Associates indicates that the property line wall upstream of the railroad was 
undermined and that there were two CMP pipes (16" and IS") protruding through the wall. The 
original intent of the wall and two CMP pipes is not known since calculations were not available 
for this concept. From limited site observation, the condition of this wall and pipes could not be 
determined due to dense vegetation. If the wall and two CMP pipes were intended to be 
metering devices, their effectiveness has been reduced due to the undermining of the wall as 
shown on the Drainage System Details plan. If the wall were to be reconstructed, an opening 
equivalent to a 42" pipe could serve to meter the flow and minimize flooding downstream of the 
wall. One advantage of this option would be that the historic drainage pattern would be 
preserved. A disadvantage would be that a flowage easement would need to be obtained. 

Another possible solution would be to install a 60" pipe system in Center Drive to Broadway and 
then fiom Broadway to the 60" culvert at the railroad. One advantage to this option would be 
that the storm drain easements in private property could be abandoned. This option would, 
however, require a more detailed analysis that is beyond the scope of this report (for example, 
conflicts with existing utilities and right-of-way dedications needed). 

A third solution would be to install a 42" pipe on the east side of State Park Drive kom Node 5 
southerly along State Park Drive and then outfalling into the railroad right-of-way. This option 



would provide additional capacity in the system by creating approximately 2,800 cubic feet of 
storage. A disadvantage of this option is that again, a more detailed analysis would be needed 
that is beyond the scope of this report. 

The solutions outlined above are based on the following assumptions: 1) flooding upstream of 
the railroad would be contained in the street and overland release away from structures, and 2) 
flooding downstream of the railroad would overland release to Seacliff State Beach. 

1 
I 
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Ms. Melissa Allen 
county o f  Santa Cruz 
701 Ocean Street 
Santa C~UZ, CA 95060 

RE: Seaelifl3ighimds, IWLD 93-043 7 

Dear bls. Allen: 

A drainage report for the trunk system downstream of the above subject project was prepared for 
the10 year design storm. As stated in the report, the existing drainage basm is approxhately 136 
acres, ofwhich the SeacliffHigblandspro]ect compnses approximately2.7 acres (2% ofthe existing 
drainage basin). The storm drain trunk system downstream of the Seacliff ~gh lands  prOJeCt is a 
combination of pipes and open channels for approximately 2,040 feet that ends at a 30" outfall at 
Seacliff State Beach. The calculated 10 year flow at this outfall is 152 cubic feet per second (ck) 
for the existing condition (ie, before the Seaciiff Highlands project is constructed). The calculated 
10 year flow at this outfall is 154 cfs for he  existing condition plus the completed Seacliff Highlands 
project. That is,the calculations indicate that the SeacliffXghlands project would increase the flow 
at the outfall by 2 cfs or 1.3%. It should be noted that the calculations do not include on-site 
detention for the SeacliffHighlands project. 

Please refer to the drainage repod for more details. If additional information is needed, please 
contact me at 408-848-0300. 

Sincerely, 
Ruggeri-Jensen-Azar & Associates 

Felix Jacobs 
Project Manager 

cc: Karm Satmders, South Counly Housing 
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Draft 
Street Tree Criteria For New Residential Development 

Inmniuction 
Street trees benefit the property owner and the community in many ways. Trees reduce the 
amount of storm water runoff, shade paved surfaces reducing heat island effects, sbade smctwes 
reducing cooling requhments, attract wildlife into developed areas, contriiute to the character of 
the area as well as add to the general quality of life in the Community. For these benefits to be 
fully realized the right tree needs to be planted in the right location so that the treed can grow to 
their full potential without impacting other impEovanents, and the trees must receive some 
minimum level of C B T ~  and maintenance. 

In 1992 the County Board of Supervisors adopted the Urban Forestry Master Plan prepared by 
the Redevelopment Agency. Since that time staffat the Redevelopment Agency have been 
responsible for imp1 
in the Live Oak and 
appropriate street tree planting for new development. These criteria ~IE thus based on more 
detailed information found in the Santa Cruz County Urban Foresty Mastex Plan. 

a street tree planting and managemBlt program on 13 major streets 
1 areas and for assisting the Planning Department with guiding 

pirmring criteria 
When locating street trees to be planted as part of new development the following criteria should 
be used. 

1. When skeet trees will be phted in a 4 foot wide strip createdby Separating the sidewalk 
from the curb the tree species should be selected fiom the ‘ ? 2 e c o m m d  Stnet Tree List for 4 
Ft Separated Sidewalks.” 

2. When street trees will be ph ted  behind the sidewalk they should be planted within 5 feet of 
the back of sidewalk (so the tree is planted dong the street). 

3. Trees should be planted away fium conflicting uses. Thus street trees should be located: 
a) at least 5 feet away fium driveways, 
b) 25 feet back &nu the corner of intersections for sight distance, 
c) 5 feet away fixxu underground utili@ lines, valve boxes, meters, and &e hydrants, and .$ 
d) 15 feet away fium street lights a d  utility poles. 

4. Trees should be spaced anywhere from 15 to 30 feet apart depending on the characteristics of 

spacing or call the County Redevelopment Agency at 454-2280. 
the species. Consult the Recommended Street Tree List for Santa Cnu. County for recommended 5 5 E! 

0-  
5. Species should be selected with consideration of ovdead utiliv lines. Trees that will be 
plantedmder overhead utility lines should be selezted to reach a&um height of about 25 E $ 

‘5 z 
5 x 0  
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feet at ma-. 

6. The compaction of mil and subsurface areas where trees are to be planted (either planting 
&ips or behind the sidewaik) should be a maximum of 80%. 

7. Finish offplanting strips with additional landscaping or pervious materials such as bri& OT 
pavers set on sand, or decomposed granite that allow for air and water to reach the root zone of 
the tree. 

8. plan for watering the met trees until they are llly established. Draught tolerant species may 
require watering during dry periods (spring-summer-fall) for up to 5 years. 

9. Tree3 shall bephtedusingthe Gsunty's sttndard street treeplautiug detail % d i n  the 
Design Critexia (copy attached). 

MaintenanceRequiran~tt\. 
All street trees will require some care and maintenance to reach their fnllpotentiaL Even drought 
tolaant species wiU require some watering during the dry season for the first 5 years. Training 
pnming during the first 5 years to cmectpoorgrowthhabit such as poor branch stm& or low 
hanging branches overa sidewalk willbe less costlythan pruning when the tree is  mu& larga. 
Aimual fatilization will ensure better tree health and improve the quality and abmdance of 
flowers or fall color. 

There are anumber of ways that aproject can be conditioned to ensure that the minimum 
maintenaucei;equiranentsaremeet,theseinciude: 

1. Conditioning the applicant to form a homeownas or landscape maintenan ce associstion to be 
admmsbd by the property owners. Trees would then be on their own inigaticm system 
separate h m  the inigation systems on private pmpexty. The street trees could then be plauted at 
the time that the street improvements are cmstruucted 

. .  

or 
2. Conditiontheprojectsuchthatthe streettreesbecometheresponsLMityofthepmpatyowner 
whose residence is adjacent to the street tree. The tree would thus be irrigated by an automatic 
inigationsystem onthe private property. 

Even if an of association is not requled, ifthe trees arc to be planted at the time the street 
improvanentS are constructed but before homes on built on lots, the developer must be held 
re.sponsi%le for the health of the trees until such time as the property owns assumes 
r e s p o n s i b ~  or it i s  quite likely that they will not be wateredand will die. 



Santa Cruz  County Street Trees 
Recommended for Four F oot w ide Ranting Strips* 

*Note- Each of these trees has &ff-t nrlkaac 9- needsand 
gr~wing habits (see tke Santa Cruz Cownty Urban Forestry M& Plan Tree Matrix). 
I t  is reconvnerrded that- sekctian be mude in cMLpIJtoEioII with a Landscape 
Architect. 3- 17-97 

B o t a n i d b h n  e Common Name 

Acer campestre Hedge Maple 

Acer paha tun  Japanese ;Maple 

Ago& flexuosa A u s a  Willow Myrtle 

Arbutus 'Marina' 

Cdtis australis 

Cercis canadensis Eastern Redbud 

Marina variety of Strawberry Tree 

Euopean Hackberry *OK WITH ROOT B A R R L E R P  

Koelreuteria biphata  

K. panidata 

L a m s  'Saratoga' 

Lagershoemia indica 'Muskogee', 
'Natchez', or Tuscarora' 

Malus 'Cultivars' 

Mdaleuca styph&oides 

Pistacia chin& 

platanus acerifolia 
Yanvood' 

Prunus cerasifera 

Runus sargentii 

Prunus s e d a t a  

P y m  czdhyma 'Aristocrat' 

Rhus lancea 

Tristania conferta 

Chinese Flame Tree 

Goldenrain Tree 

N.C.N. note- this is a small tree 

Crape Myrtle 

Crabapple 

Melaleuca 

Chinese pistache 

London Plane +*OK WITH ROOT BARRD?XS* 

Flowering Plum 

Envi~nrnentai  Review lnitai study 

ATTACHMENT 9, a% CrG 27 
Sargent Cheny 

Flowering Cheny APPLICATION 63- o 2 36 

itistocrate Pear 

Atiican sumac 
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Housing Authority of the County of Santa Cruz 
2160 41"Avenue 
Capitola, CA 95010-2060 

Attention: Alan France 

Subject: Geotechiiical Investigation 
McGregor Project 
Aptos, California 

Dear Mr. France, 

In accordance with your authorization, we have performed a geotechnjcal investigation for 
your McGregor Project located near the intersection of McGregor Drive and Sea Ridge Road 
in Aptos, California. 

The accompanying report presents our conclusions and recommendatiolls as well as the 
results ofthe geotechiiical investigation 011 which they are based. If yon have any questions 
concerning the data, conclusions or recommendations presented in this report, please call our 
office. 

Copies: 4 to Housing Authority of 
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DISCUSSIONS, CONCLUSIONS AND RECOMMENDATIONS 

GENERAL 

1. The results of our investigation indicate that from a geotechnical engineering standpoint 

the property may be developed as proposed provided these recommendations are included in 

the design and construction. 

2. Our laboratory testing indicates that the near surface soils possess low to moderate 

expansive properties. The clays with extremely high expansive properties found in the Haro, 

Kasunich 8c Associates' investigation and report were not encountered in our investigation. 

3. Grading and foundation plans should be reviewed by Steven Raas & Associates, Inc. 

during their preparation and prior to contract bidding. 

4. Steven Raas & Associates. Inc. should be notified at least four (4) working days prior to 

any site clearing and grading operations on the property in order to observe the stripping and 

disposal of unsuitable materials, and to coordinate rhis work with the grading contractor. 

During this period, a pre-construction conference should be held on the site, with at least the 

owner's representative, the grading contractor, a county representative and one of our 

engineers present. 

responsibilities will be outlined and discussed. 

At this time, the project specifications and the testing .and inspection 
Environmental Review lnital S t W  

40.4 (7- 
- .  

~~~A~~~~~~~~~ 9': 
APPL1CATlON fi.3 

5 .  Field observation and testing must be provided by a representative of Steven Raas & 

Associates, Inc., to enable them to form an opinion as to the degree of conformance of the 

exposed site conditions to those foreseen in this report, regarding the adequacy of the site 

preparation, the acceptability of  fill materials, and the extent to which the earthwork 

construction and the degree of compaction comply with the specification requirements. Any 

work related to grading performed without the full knowledge of, and not under the direct 
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observation of Steven Raas & Associates, Inc., the Geotechnical Engineer, will render the 

recommendations of this report invalid. 

SITE PREPARATION 

6. The initial preparation of the site will consist of the removal of trees and large shrubs as 

required and any debris. Tree removal should include the entire stump and root ball. Septic 

tanks and leaching lines or other underground utilities, if found, must be completely 

removed. The extent of this soil removal will be designated by a representative of Steven 

Raas & Associates, Inc. in the field. This material must be removed from the site. 

7. Any wells encountered shall be capped in accordance with the requirements and approval 

of the County Health Department. The strength of the cap shall be equal to the adjacent soil 

and shall not be located within 5 feet of a struchiral footing. 

8. Any voids created by tree and root ball removal, septic tank, and leach line removal must 

be backfilled with properly compacted native soils that are free of organic and other 

deleterious materials or with approved import fill. 

9. Surface vegetation and organically contaminated topsoil should then be removed 

(“stripped”) from the area to be graded. This material may be stockpiled for future 

landscaping. It is anticipated that the depth of stripping may be 2 to 4 inches, however the 

required depth of stripping must be based upon visual observations of a representative of 

Steven Raas & Associates, Inc. in the field. The depth of stripping will vary upon the type 

and density of vegetation across the project site and with the time of yea&TTA-.++NT 
,, , q 
~ P ~ ~ ~ ~ A T ~ ~ ~  

10. Foilowing the stripping, the area should be excavatedto the design grades. All existing 

fill should be removed. The f i l l  encountered in our test borings varied from three feet in 

depth to non-existent depending upon location. Existing fill materials may be stockpiled for 

Environmantal Review lnital Stl 
, 5- 4 I’ 

EXHIBIT 6: 
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future use as engineered fill provided that the soil is free from organic material, expansive 

clay, debris a d o t h e r  deleterious material. The exposed soils in the building and paving 

areas should be scarified, moisture conditioned, and compacted as an engineered fill except 

for any contaminated material noted by a representative,of Steven Raas Le Associates, Inc. in 

the field. The moisture conditioning procedure will depend on the time of year that the work 

is done, but it should result in the soils being 1 to 3 percent over their optimum moisture 

content at the time of compaction. 

- Note: If this work is done during or soon after the rainy season, the on-site soils and 

other materials may be too wet in their existing condition to be used as engineered fill. 

These materials may require a diligent and active drying and/or mixing operation. to 

reduce the moisture content to the levels required t o  obtain adequate compaction as an 

engineered fill. I f  the on-site soils o r  other materials are too dry, water may need to be 

added. 

11.  With the exception of the upper 8 inches of subgrade in paved areas and driveways, the 

soil on the project should be compacted to a minimum of 90% d i t s  maximum dry density. 

The upper 8 inches of subgrade in the pavement areas and all aggregate subbase arid 

aggregate base should be compacted to a minimum of 95% of its maximum dry density. 

12. The maximum dry density will be obtained from a laboratory compaction curve run in 

accordance with ASTM Procedure #D1557-91. This test will also establish the optimum 

moisture content of the material. Field density testing will be in accordance with ASTM Test 

a. free of organics, debris, and other deleterious materials, 

b. granular in nature, well graded, and contain sufficient binder to ailow utility 

c. free of rocks in excess of 2 inches in size, 

trenches to stand open, 
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d. have a Plasticity Index between 4 and 12, 

e. have a minimum Sand Equivalent of 20, and 

f. have a minimum Resistance “R” Value of 30, and be non-expansive 

Samples of any proposed imported fill planned for use on this project L . . J u ~ ~  be 

submitted to Steven Raas & Associates, Inc. for appropriate testing and approval not less than 

4 working days before the anticipated jobsite delivery. 

CUT AND FILL SLOPES 

15. All fill slopes should be constructed with engineered fill meeting the minimum density 

requirements of this report and have a gradient no steeper than 2:l (horizontal to vertical). 

Fill slopes should not exceed 5 feet in vertical height unless specifically reviewed by Steven 

Raas & Associates, Inc. 

16. Fill slopes should be keyed into the native slopes by providing a 10 foot wide base 

keyway sloped negatively at least 2% into the bank. The depth of the keyways will vaiy, 

depending on the materials encountered. it is anticipated that the depth of the keyways may 

be 3 to 6 feet, but at all locations shaIl be at least 2 feet into firm material. 

Subsequent keys may be required as the fill section progress upslope. 

designated in the field by a representative of Steven Raas & Associates, 

Keys will be 

18 for general details. A~~~~~~~ N 
APPICATION 03 - o?.?--r, 

17. Cut slopes shall not exceed a 2:1 (horizontal to vertical) gradient and a 5 foot vertical 

height unless specificaliy reviewed by a representative of Steven Raas & Associates, Inc. 

18. The above slope gradients are based on the strength characteristics of the materials under 

conditions of normal moisture content that would result from rainfall failing directly on the 

/5 l- 
EXHIBIT 10 
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slope, and do not take into account the additional activating forces applied by seepage from 

spring areas. Therefore, in order to maintain stable slopes at the recommended gradients, it is 

important that any seepage forces and accompanying hydrostatic pressure encountered be 

relieved by adequate drainage. Drainage facilities may include subdrains, gravel blankets, 

rockfill surface trenches or horizontally drilled drains. Configurations and type of drainage 

will be determined by a representative of Steven Raas & Associates, Inc. during the grading 

operations. 

19. The surfaces of all cut and fill slopes should be prepared and maintained to reduce 

erosion. This work, at a minimum, should include track rolling of the slope and effective 

planting. The protection of the slopes should be installed as soon as practicable so that a 

sufficient growth will be established prior to inclement weather conditions. It is vital that no 

slope be lei? standing through a winter season without the erosion control measures having 

been provided. 

20. The above recommended gradients do not preclude periodic maintenance of  the slopes, 

as minor sloughing and erosion may take place. 

21. If a fill slope is to be placed above a cut slope, the toe of the fill slope should be set back 

at least 8 feet horizontally from the top of the cut slope. A lateral surface drain should be 

pIaced in the area between the cut and fill sloues 

SLOPE EROSION CONTROL 

22. The surface soils are classified as moderately to highly erodable. Therefore, the finished 

ground surface should be planted with ground cover and continually maintained to minimize 

surface erosion. 
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Number of Stories 

1 

FOUNDATIONS - SPREAD FOOTINGS 

23. At the time we prepared this report, the grading plans had not been completed and the 

structure location and foundation details had not been finalized. We request an opportuiiity 

to review these items during the design stages to determine if supplemental recommendalions 

will be required. 

- 
Footing Width Footing Depth 

12 inches I 12 inches I 

24. Considering the soil characteristics and site preparation recommendations, i t  is our 

opinion that an appropriate foundation system to support the proposed structures will consist 

of reinforced concrete spread footings bedded into firm native soil or engineered fills of the 

on-site soils. This system could consist of continuous exterior footings, in conjunction with 

interior isolated spread footings or additional continuous footings or concrete slabs. 

I 
2 15 inches 

3 18 inches 

25. Footing widths and depths should be based upon the allowable bearing value but not less 

than the minimum widths and depths as shown in the table below. Footing excavations must 

be observed by a representative of Steven Raas 8~ Associates, Inc. before steel is placed and 

concrete is poured to insure bedding into proper material. The footing excavations must be 

free of loose material prior to placing concrete. The footing excavations should he 

18 inches 

24 inches 
- 

The minimum footing embedment is measured from the lowest adjacent grade end should not 

include any concrete slab-on-grade, capillary' break and sand cushion in the total depth of 

embedment. 
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26. Footings constructed to the given criteria may be designed for the following allowable 

bearing capacities: 

a. 1,800 psf for Dead plus Live Load 

b. a I D r d  increase for Seismic or Wind Load 

In computing the pressures transmitted to the soil by the footings, the embedded weight of the 

footing may be neglected. 

27. No footing should be placed closer than 8 feet to the top of a fill slope nor 6 feet from :he 

base of a cut slope. 

28. The footings should contain steel reinforcement as determined by the Project Structural 

Engineer in accordance with applicable UBC or ACI Standards. 

SLAB-ON-GRADE CONSTRUCTION 

29. Concrete slab-on-grade floors may be used for ground level construction 011 native soil or 
engineered fill. 

30. Slabs may be structurally integrated with the footings. If the slabs are constriicted as 

“free floating” slabs, they should be provided with a minimum !A inch felt separation between 

the slab and footing. The slabs should be separated into approximately 15’ x 15’ square 

sections with dummy joints or similar type crack control devices. 

31. All concrete slabs-on-grade should be underlain by a minimum 4 inch thick capillary 

break of ’A inch clean crushed rock. It is recommended that neither Class I1 baserock nor 
sand be employed as the capillary break material. 

Environmental Review inital Study 
A ~ ~ C ~ ~ ~ ~ ~  4, //i D ~ C  1% 

N 0;;-02*L 
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32, Where floor coverings are anticipated or vapor transmission may be a problem. a 

waterproof membrane should be placed between the granular layer and the floor slab in order 

to reduce moisture condensation under the floor coverings. A 2 inch layer of moist sand on 

top of the membrane will help protect the membrane and will assist in equalizing the curing 

rate of the concrete. 

33. Requirements for pre-wetting of the subgrade soils prior to the pouring of the slabs \\il l  

depend on the specific soils and seasonal moisture conditions and will be determined by a 

representative of Steven Raas & Associates, Inc., at the time of construction. I t  is important 

that the subgrade soils be thoroughly saturated for a minimum of 72 hours prior to the 

time the concrete is poured. 

34. 

Structural Engineer. 

Slab thickness, reinforcement, and doweling should be determined by the Project 

UTILITY TRENCHES 

35, Utility trenches that are parallel to the sides of the building should be placed so that they 

do not extend below a line sloping down and away at a 2:l (horizontal to vertical) slope from 

the bottom outside edge of all footings. 

36. Trenches may be backfilled with the native materials or approved import granular 

material with the soil compacted in thin lifts to a minimum of 95% of its maximum dry 

density in paved areas and 90% in other areas. Utility trenches should be backfilled with 

control!ed density fill (such as 2-sack sand slurry) below footing E&ksrSm 

moisture below slabs. ATTACH !\/I EN 
~ ~ P ~ ~ ~ A ~ ~ ~ ~  

37. 

unsatisfactory degree of compaction. 

Jetting of  the trench backfill should be carefully considered as it may result in an 
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38. Trenches must be shored as required by the local agency and the State of California 

Division of Industrial Safety construction safety orders. 

LATERAL PRESSURES 

39. Retaining walls with a horizontal backfill and full drainage should be designed using the 

following criteria: 

a. When walls are free to yield an amount sufficient to develop the active 
earth pressure condition (about %% of height), design for an active earth 
pressure of 45 psflfi of depth. 

b. For resisting passive earth pressure use 250 psf/ft of depth, 

c. A “coefficient of friction” between base of foundation and soil of 0.30 . 

d. Any live or dead loads which will transniit a force to the wail. Refer to 
Figure No. 19. 

e. The resultant seismic force on the wall is 20 H’ and acts at a point 0.6H e 
from the base of the wall. This force- has been estimated using the 
Mononobe-Okabe method of analysis as modified by Seed and Whitinan 
(1970). 

Should the slope behind the retaining walls be other than horizontal, supplemental design 

criteria will be provided for the active earth or at rest pressures for the particular slope angle. 

40. The above criteria are based on fully drained conditions. Therefore, we recommend that 

permeable material meeting the State of California Standard Specification Section 68-1.025, 

Class 1, Type A, be placed behind the wall, with a minimum width of I2  inches and 

extending for the full height of the wall to within 1 foot of the ground surface. The 

permeable material should be covered with Mirafi 140 filter fabric or equivalent and then 

compacted native soil placed to the ground surface. A 4 inch diameter perforated rigid 

plastic drain pipe should be installed within 3 inches of the bottom of the permeable material 

I 
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and be discharged to a suitable, approved location. The perforations should be located and 

oriented on the lower half of the pipe. Neither the pipe nor the permeable material should be 

wrapped in filter fabric. Please refer to Figure No. 20, Typical Retaining Wall Drain Detail. 

41. The area behind the wall and beyond the permeable material should be compacted with 

approved material to a minimum relative dry density of 90%. 

SURFACE DRAINAGE 

42. 

foundations nor on the building pad nor in the parking areas. 

Surface water must not be allowed to pond or be trapped adjacent to the building 

43. All roof eaves should be guttered, with the outlets from the downspouts provided with 

adequate capacity to carry the storm water from the structures to reduce the possibility of soil 

saturation and erosion. The connection should be in a closed conduit which discharges at an 

approved location away from the structures and the graded area. 

44. Final grades should be provided with a positive gradient away from all foundations in 

order to provide for rapid removal of the surface water from the foundations to an adequatc 

discharge point. Concentrations of surface water runoff should be handled by providing 

necessary structures, such as paved ditches, catch basins, etc. 

45. Cut and fi l l  slopes shall be constructed so that surface water will not be allowed to drain 

over the top of the slope face, This may require berms aIong the top o f a ~ ~ i ~ p a s l ~ ~ e ~ ~ ~ i t a l $ t u d y  

drainage ditches above cut slopes. ATTACHMENT 4 13& 17- 
APPLICATION b - 0 2 + ~  

46. Irrigation activities at the site should not be done in an uncontrolled or unreasonable 

manner. 

EXHIBIT G 

... 

. I  

.. 
i .. .. 

.,. . .  .. .. ... . .  
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47. The building and surface drainage facilities must not be altered nor any filling or 

excavation work performed in the area without first consulting Steven Raas & Associates, 

Inc. 

PAVEMENT DESIGN 

48. At the date of this report, the “ R  Value results for the surficial soils on the site are still 

pending. A subsequent letter with the recommended pavement design for this project will be 

forthcoming once the “ R  Value resuIts become available. 

49. For design purposes, the following traffic indices are suggested: 

a. Parking stalls 

b. Traffic aisles 

c. Truck usageareas 

T.I. = 4% 
T.I. = 5 

T.I. = 6% 

*Steven Raas & Associates, Inc., has not performed a site specific traffic study to determine 

the actual traffic indices associated with this project. These values are for general design 

purposes only and the values may need modification. 

SO. To have the selected pavement sections perform to their greatest efficiency, it is very 

important that the following items be considered: 

a. Properly moisture condition the subgrade and compact it to a minimum of 
95% of its maximum dry density, at a moisture content 1-3% over the 
optimum moisture content. 

b. Provide sufficient gradient to prevent ponding of water. 

c. Use only quality materials of the type and thickness (minimum) spec1 le . 
All baserock must meet CALTRANS Standard Specifications for Class 2 
Aggregate Base, and be angular in shape. 

d. Compact the base and subbase uniformly to a minimum of 95% of its 
maximum dry densit?.. 

Environmental Review in, 
ATTACHMENT 4 ~ , L/ 
APPLcpTpN (y?,--oxq 

(3 
17 
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e. Place the asphaltic concrete only during periods of fair weather when the 
free air temperature is within prescribed limits. 

f. Maintenance should be undertaken on a routine basis. 

PLAN REVIEW 

51, We respectfully request an opportunity to review the plans during preparation and before 

bidding to insure that the recommendations of this report have been included and to provide 

additional recommendations, if needed. 

Environmental Review lnital Study 
A ~ A ~ ~ M E ~ T  4, I F -  &!+ 
APPLICATION 0 3 - 0 2 .  ?L, 

.EXHIBIT G 
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County of Santa Cruz 
PLANNING DEPARTMENT 

(831) 454-2580 FAX: (831)454-2131 :DO: (8311 454-2123 
701 OCEAN STREET, 4'" FLOOR, SANTA CRUZ, CA 95060-4000 

". 
ALVIN D. JAMES, DIRECTOR 

October 7,2003 
South County Housing 
7455 Carmei Street 
Gilroy, CA 95020 
Attention: Karen Saunders, Senior Project Manager 

SUBJECT: Review of Geotechnical Investigation by Steven Raas and Associates, Inc., 
Dated June 2000, Project No.: 0026tSZ69-J21 
APN: 038-081-34, Application No.: 03-0276 

Dear Karen Saunders: 

Thank you for submitting the soil report for the parcel referenced above. The report was 
reviewed for conformance with County Guidelines for Soi!s/Geotechnical Reports and also for 
completeness regarding site-specific hazards and accompanying technical reports (e.9. 
geologic, hydrologic, etc.). The purpose of this letter is to inform you that the Planning 
Department has accepted the report and the following recommendations become permit 
conditions: 

1. 

. 2 .  

3 .  

4. 

5. 

Ali report recommendations must be followed 

The company Steve Raas and Associates is no longer in business. Prior to any further 
County approvals the applicant must have a geotechnical engineering firm assume 
responsibility for the report and review the plans. The attached Soils Engineer Transfer 
of Responsibility must be completed before final plan approval. 

Final plans shall show the drainage system as detailed in a civil engineer's drainage 
study. 

Final plans shall reference the approved soils engineering report and state that all 
development shall conform to the report recommendations. 

Prior to bul!ding permit issuance, the soil engineer must submit a brief building, grading 
and drainage plan review letter to Environmental Planning stating that the plans and 
foundation design are in general compiiance with the report recommendations. If, upon 
pian review, the engineer requires revisions or additions, the applicant shall submit to 
Environmental Planning b o  copies of revised plans and a final plan review letter stating 
that the plans, as revised, conform to the report recommendations. 

Environmental Review lnitai Study 
ATTACHMENT I d? 
APPLICATION rx-GL+L 



6. 

7. 

a. 

9. 

The soil engineer must  inspect all foundation excavations and a letter of inspection must 
be submitted to Environmental Planning and your building inspector prior to pour of 
concrete. 

For all projects, the soii engineer must submit a finai letter report to Environmental 
Planning and your building inspector regarding compliance with ail technical 
recommendations of the soil report prior to finai inspection. For ail projects with 
engineered fills, the soil engineer must submit a final grading report (reference August 
1997 County Guidelines for SoiisiGeotechnicaI Reports) to Environmental Planning and 
your building inspector regarding the compliance with all technical recommendations Of 
the soil report prior to final inspection. 

The plans presented with the preliminary grading approval do not provide enough 
information to either approve or deny "Winter Grading" authorization. In order for Winter 
grading approval to occur, a specific plan that provides'temporary measures to control 
on-site erosion and soils moisture conditions must be reviewed and approved by the 
Pianning Department. The County approval of the winter grading plans must be 
coordinated with the Approval of the plans by the Regional Water Quality Control Board 

Interim compaction test summaries must be submitted to the County Planning 
Department on a bi-weekly basis. The summaries should reference not only the depth of 
the test, but also represent the tests location on a copy of the Grading Plan. 

The soil report acceptance is only limited to the technical adequacy of the report. Other issues, 
like planning, building, septic or sewer approval, etc., may stiil require resolution. 

The Planning Department will check final development plans to verify project consistency with 
report recommendations and permit conditions prior to building permit issuance. If not already 
done, please submit two copies of the approved soil report at the time of building permit 
appiication for attachment to your building plans. 

Please cail 454-3175 if we can be of any assistance. 

Cc: Robin Bolster, Resource Planner 
Building Plan Check 



FINAL SOILS -GRADING REPORTS 

Prior to final inspection clearance a final soils report must be prepared and submitted for review 
for ail projects with engineered fills. These reports, at a minimum, must include: 

1. Climate Conditions 

Indicate the climate conditions during the grading processes and indicate any weather 
related delays to the operations. 

Variations of Soil Conditions andlor Recommendations 

Indicate the accomplished ground preparation including removal of inappropriate soils 
or organic materials, blending of unsuitable materials with suitable soils, and keying 
and benching of the site in preparation for the fills. 

2. 

3. Ground Preparation 

The extent of ground preparation and the removal of inappropriate materials, blending 
of soils, and keying and benching of fills. 

4. Optimum MoisturelMaximum Density Curves 

Indicate in a table the optimum moisture maximum density curves. Append the actual 
curves at the end of the report. 

5. Compaction Test Data 

The Compaction test locations must be shown on same topographic map as the grading 
plan and the test values must be tabulated with indications of depth of test from the 
surface of final grade, moisture content of test, relative compaction, failure of tests (Le. 
those less than 90% of relative compaction), and re-testing of failed tests. 

Adequacy of the Site for the Intended Use 

The soils engineer must re-confirm herihis determination that the site is safe for the 
intended use. 

6. 
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SOQU€l CREEK 
WATER DISTRICT 

Dr. Thomas R Lanue 
__I__-- 

MI 
October 9, 2003 

Karen Saunders, Project Manager 
South County Housing 
7455 Cannel Street 
Gilroy, California 95020 

SUBJECT: Water Service Application for 40-unit Apartment Complex to be 

Dear Ms. Saunders: 

located on Mikkelsen Drive, Aptos, California, APN 038-08 1-34 

In response to the subject application, the Board of Directors of the Soquel Creek 
Water District at their regular meeting of October 7 ,  2003 voted to serve your 
proposed development subject to such conditions and reservations as may be 
imposed at the time of entering into a fiial contract for service. Neither a find 
contract for service nor a service installation order will be issued until such time as 
all approvals from the appropriate land-use agency and any other required permits 
from regulatory agencies have been granted and all conditions for water service 
have been met to the satisfaction of the District. 

This present indication to serve is valid for a two-year period from the date of this 
letter; however, it should not be taken as a guarantee that service will be available 
to the project in the future or that additional conditions, not otherwise listed in 
this letter, will not be imposed by the District prior to granting water service. 
Instead, this present indication to seme is intended to acknowledge that, under 
existing conditions, water service would be available provided the developer, 
without cost to the District: 

) Destroys any wells on the’property in accordance with State Bulletin No. 74; 
) Satisfies all conditions imposed by the District to assure necessary water 

) Satisfies all conditions of Resolution No. 03-3 1 Establishing a Water 
pressure, flow and quality; 

Demand Offset Policy for New Development, which states that all applicants 
for new water service shall be required to offset expected water use of their 
respective development by a 1.2 to 1 ratio by retrofitting existing developed 
property within the Soquel Creek Water District service area so that any new 
development has a “zero impact” on the District’s groundwater supply. 
Applicants for new service shall bear those costs associated with the retrofit 
as deemed appropriate by the District up to a maximum set by the District 
and pay any associated fees set by the District to reimburse administrative 
and inspection costs in accordance with District procedures for 
implementing this program. 

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

MAIL 10: p. 0. Bow 158. S4que1, CA 95079-0158 
5180 Soquel Drive * TEL: 83f-475.8500 * FAX: 831.475-4291 WE’BEITS. w.soQue/cfeehwatef. 

(46 
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Water Service Application - South County Housing 
Page Two 

a) Plans for a water efficient landscape and irrigation system shall be 

b) All interior plumbing fixtures shall be low-flow and all Applimt- 
submitted to District Conservation Staff for approval; 

installed water-using appliances (e.g. dishwashers, clothes 
washers, etc.) s h d  have the EPA Energy Star label; 

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

5) Completes LAFCO annexation requirements, if applicable; 
6) All units s h d  be individually metered with a minimum size of 5/8-inch by 

%-inch standard domestic water meters; 
7)  A memorandum of the terms of this letter shall be recorded with the County 

Recorder of the County of Santa Cruz to insure that any future property 
owners are notified of the conditions set forth herein. 

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

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

Sincerely, 

Environmental Review lnital stua 
TER DISTRICT 

ATTACHMENT I(, 2CsfL.2. 
APPLICATION 

Engineering Manager/Chief Engineer 
EXHIBIT G 
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Santa Cruz County Sanitation District 
701 OCEAN STREET, SUITE 410, SANTA CRUZ, CA 950604073 
(831) 454-2160 FAX (831) 454-2089 TDD‘ (831) 454-2123 

THOMAS L BOLICH, DISTRICT ENGINEER 

I 

September 8 ,  2003 

SOUTH COUNTY HOUSING 
7455 CARMEL ST 
GILROY CA 95020-5755 

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

APN: 038-081-34 APPLICATION NO.: 03-0276 
PROJECT DESCRIPTION AFFORDABLE HOUSING - 40 ITNITS 

Sewer service is available for the subject development upon completion of the following 
conditions. This notice is effective for one year from the issuance date to allow the applicant the 
time to receive tentative map, development or other discretionary permit approval. If after this 
time frame this project has not received approval from the Planning Department, a new sewer 
service availability letter must be obtained by the applicant. Once a tentative map is approved 
this letter shall apply until the tentative map approval expires. 

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

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

Department of Public Works and District approval shall be obtained for an engineered sewer 
improvement plan, showing on-site and off-site sewers needed to provide servic’e to each lot or 
unit proposed, before sewer connection permits can be issued. The improvement plan shall 
conform to the County’s “Design Criteria” and’shall also show any roads and easements. 
Existing and proposed easements shall be shown on any required Final Map. If a Final M 
not required, proof of recordation of existing or proposed easement is required. 



SOUTH COUNTY HOUSING 
PAGE 2 

The applicant must form a homeowners' association with ownership and maintenance 
responsibilities for all on-site sewers for this project; reference to homeowner's association shall 
be included on the Final Map and in the Association's recorded CC&Rs which shall be recorded. 
Applicant shaII provide a copy of said CC&Rs to the District prior to the filing of the final map. 

The plan shall show all existing and proposed plumbing fixtures on floor plans of building 
application. Completely describe all plumbing fixtures according to table 7-3 of the uniform 
plumbing code. 

Other: Revise sanitary sewer plan for Mikkelsen Drive 

Yours truly, 

THOMAS L. B o L m  
District Engineer 

Conrad A. I'urnang 
Sanitation Engineering Staff 

CAY:dls/l43 

c: Planning Department 

(REV, 3-01) 

EXHIBIT G 



I N T E R O F F I C E  M E M O R A N D U M  

TO: MELISSA ALLEjlJ 

FROM: CONRAD YL-MANG/SXNITATIOX 

SUBJECT: APPLICATIOh- NO. 03-0276, APN 038-081-34 

DATE: 10/6/2003 

cc: RACHEL LATHER/ SANITATION- FILE 

Comments from previous routing not addressed. 
below. 

Comments are repeated 

1. Complete the engineering for on-site sewers. Sanitation will require 
plans and profiles for proposed sanitation system. Incorporate public 
works general notes. 

2. The applicant must form a homeowners association for ownershp and 
maintenance responsibilities for all on-site sewers or revise the proposed 
plan to provide easements and access as per Sanitation District 
standards. 

3. Provide revisions to the approved plans for ?r.lihkelsen Drive in order to 
extend the proposed public sewer as shown in the p rehnary  utility 
plan. 

EXHIBIT 



RLIGGERI JENSEN AZAR ip002 1 9 / 2 3 / 0 3  18:40 FAX 108 8 4 8  0 3 0 2  

Below is a followup to our telephone conversation yesterday regarding the sanitary sewer portion 
of the Seacliff Highlmds project. 

1. The onsitc sanitary sewer system will be privately maintbed.  Therefore, a sanitaiy sewer 
:easement over the sanitary sewer pipe for County access is not needed. 

5.. Sanitary sewer in the County right-of-way will be designed per C o u n ~  standards. 

3. An offsite.@provement p l a  for the extension of the sanitary sewer (and storm drain) will. be 
prcpared and reviewed and approved by the Pubiic Works Department prior to constqction of 
extended utilities. 

' 

I 

. .  

4. During our discussion, I indicated that the sanitary sewer extension in hlikkelsen Drive was at 
a sbpe.of 0.5%. Since our'conversation,tI have confirmed that by extending the sanitary at 1% , the 
onsite sani tdsewer  system'can bedesigned to convey flow andnot be in conflict with other gravity 
utilities. 

5 .  Items 2 and 3 above will be added, in the fo& o f  notes, to the plans being reviewed. 

Please confirm the5e items by sending a copy of these responses to Melissa Allen with your initials 

I 

, .  

EXHIBIT G 
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Drainage Report for the Storm Drain Trunk System 
Downstream of the MLD 93-0437 Property 

November 2003 

BY 

8055 CAMINO ARROYO 
GILROY , CA 95020 

RUGGERI-JENSEN-MAR & ASSOCIATES 

(408) 848-0300 

uggeri - 
ensen - 

zar a Associates 

-7 
EXHIBIT 

2 
G 



Drainage Report for the Storm Drain Trunk System Downstream of the 
MLD 93-0437 Property 

4 
1 November 2003 
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Surface Characteristics of the Basin Area 
Characteristics of the Storm Drain Trunk System 
Method of Analysis 
Storm Drain Trunk System 
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County of Santa Cruz Standards, Section 3 - Drainage 
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Drainage System Calculations 
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HydrauliciHydrology Data 
Basin Map 
Basin Map with Soils Information 
Basin Map with Tributary Areas 
Site Conditions 
Drainage System Details, September 26, 1989 by Cary Edmundson & Associates 
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Backmound 

MLD 93-0437 was approved on November 9, 1994, creating 3 parcels and street right-of-way 
between McGregor Drive and Sea Ridge Road. One of the conditions of the MLD is to prepare a 
drainage analysis for the downstream storm drain system. The scope of this report is focused on 
the trunk line storm drain system downstream of the MLD project. A Drainage Study was 
prepared by Ifland Engineers in February 1994 for this basin but improvements to the trunk 
system and continued development have occurred since that study. This drainage report uses the 
previous study as a guide and incorporates and evaluates the major improvements made to the 
trunk system. 

Basin Overview 

The limits of the basin area of this watershed are shown in the attached Basin Map. The size of 
the watershed is approximately 136 acres and consists of a mix of low density housing, high 
density housing, commercial uses, undeveloped areas, and streets. The topography of the 
watershed varies from elevation 345+/- at the high point of the basin to elevation 9.7+/- at the 
trunk system outfall at Seacliff State Beach. The storm drain trunk system downstream of the 
MLD property consists primarily of pipes interconnected with short open channels. 

Surface Characteristics of the Basin Area 

The portion of the basin area above Soquel Drive consists of mostly residential development on a 
sloped hillside. The approximate average slope is 13% from Soquel Drive to the top of the basin 
area. From a review of recent projects in the area and limited site observations, there does not 
appear to be a significant centralized detentionhetention system for surface runoff. Although this 
area is steep, the plant growth appears mature. 

The portion of the basin area between Soquel Drive and Highway 1 is primarily commercial with 
some residential use and has an approximate slope of 3%. Heather Terrace (Tract 1306) is a 
recent project that incorporated residential and commercial uses. The As-Built plans for this 
project include approximately 2,400 cubic feet of onsite storage of runoff. Runoff from Seacliff 
Inn, the Resurrection Church, and the upstream tributary area is conveyed through a combination 
of pipes and open channels (ie, ditches) and across Highway 1 in a 36" pipe. 

The portion of the basin area between Highway 1 and the outfall at Seacliff State Beach is 
primarily residential with some commercial uses and has an approximate slope of 3% (excluding 
the steep access road to Seacliff State Beach). The storm drain trunk system in this portion of the 
basin area consists of a combination ofpipes and short open channels. The Seabreeze Project 
(Tract 1102) includes approximately 16,400 cubic feet of onsite detention. Portions of the storm 
drain trunk system in th is  area are covered with dense brush and vegetation. It appears that 
maintenance has not been consistentlyperformed on the trunk system in this area. 

EXHISIT 



Characteristics of the Storm Drain Trunk Svstem 

The storm drain trunk system downstream of the MLD project is a series of pipes connected by 
short open channels that lead to an outfall at Seacliff State Beach. The Resurrection Church 
project recently replaced an existing 48" CMP with a 60" HDPE pipe in Center Avenue near 
State Park Drive. The alignment of the trunk system for this report is based on a Drainage 
System Details plan for Watsonville Community Hospital prepared by Cay  Edmundson & 
Associates Land Surveying dated September 26, 1989 and was part of the Drainage Study 
prepared by Ifland Engineers in February 1994. Portions of the trunk system shown on the plan 
are not observable due to overgrown dense vegetation. However, due to the observed condition 
of the ditches interconnecting the pipe system, there does not appear to be a failure in the pipe 
system to convey runoff. 

Method of Anal-& 

The focus of this report is the trunk system downstream of the MLD project. This report will use 
the 50 year return period, corresponding to County of Santa Cruz design criteria for the size of 
this basin. The initial point of evaluation of the trunk system will be the inlet in the loop ramp to 
SB Highway 1.  The SCS method will be used to determine the quantity of runoff for the area 
tributary to Node 1. The Rational Method and Manning's equation will then be used to 
determine the hydraulics of the existing trunk system. A similar analysis will be performed for 
the 10 year return period for the existing condition, existing condition plus SeacliffHighlands 
project, and full buildout of the watershed based on proposed land uses. 

The SCS Method estimates peak unconfined runoff in small watersheds based on the amount of 
precipitation, soil type, cover type, and travel time applied to a rainfall distribution for the area in 
question. The United States Department of Agriculture Technical Release 55 (TR-55) 
procedures were used as outlined in the June 1986 version of the document. The TR-55 
computer program pond and swamp factor was utilized to account for detention in Area A and 
Area B (detention from Heather Terrace and Seabreeze projects). The TR-55 program allows for 
up to 5% of the tributary area to be counted as pond and swamp area as long as these areas are 
not in the main flow path. 

Environments: Review Inital st, 
The Rational Method was used for hydraulic calculations: ~ ~ ~ A ~ ~ ~ E ~  

Q=CIA 
where: Q = peak runoff in cubic feet per second (cfs) 

C = runoff coefficient expressing the fraction of rainfall which 
appears as surface flow 

I = rainfall intensity in inches per hour 
A = drainage area in acres tributary to the point of concentration 

1. Runoff coefficient: 

Open Space C,, = 0.2 
Residential C,, = 0.7 
Commercial C,, = 0.8 
Highway C,, = 0.8 

C,, = 0.24 (adjusted for antecedent moisture) 
C,, = 0.84 (adjusted for antecedent moisture) 
C,, = 0.96 (adjusted for antecedent moisture) 
C,, = 0.96 (adjusted for antecedent moisture) 

Page3 of 6 [2y EXHIBIT G 
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2. Rainfall Intensities: 

Rainfall intensities were determined using the formula I=W(T"n) where: 

I =Rainfall Intensity, in inches per hour 
T =the duratiodtime of concentration, in hours 
K = a function of mean annual precipitation and frequency 
n = a fbction of mean annual precipitation 

The values for K and n for a 50 year event and 10 year event can be determined by 
trial and error to be: 

50 year: 1=1.199/((T/60)'0.449) or I= ?.53?/(T"0.449) 
and 
10 year: 1=1.02/((T/60)"0.376) or I= 4.755/(TA0.3?6) 

Manning's equation was then used to determine the design capacity of each drainage structure. I 
Q = 1.486 * A * Rz' * SIn 

n 

where: Q = flow rate in cubic feet per second 
A = cross-sectional area in square feet 
R = hydraulic radius in feet 
S =slope in feet per foot 
n =Manning's roughness coefficient 
n = 0.011 (for HDPE and RCP 36" and larger) 
n = 0.013 (for RCP 24" to 33") 
n=O.O15(forRCP 18" to21") 
n = 0.024 (for C M P )  
n = 0.050 (for open channels in fair to poor condition) 
n = 0.025 (for open channels in good condition) 

Hydraulic calculations were performed using the TLW Hydrologic/Hydraulic software program 
and the results tabulated into the County of Santa Cruz Drainage System Calculation chart. 

Storm Drain Trunk Svstem 

The SCS Method was used to calculate the amount of runoff at Node 1 from tributary areas A 
and B (see Basin Map with Tributary Areas). Using the Rational Method, an equivalent runoff 
coefficient (C value) was calculated for the combined areas A and B. Then, the SCS time of 
concentration, appropriate intensity equation above, and calculated runoff coefficient were used 
in the Rational Formula to model the storm drain system starting from Node 1. In using 
this process, the evaluation of the trunk system begins with the same amount of runoff that was 
calculated by the SCS Method. The open channel between Node 6 and Node 9 was shown as 
being constrained with a 16" CMP and an 18" CMP going through a what appears to be a 

7' 137 
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property line wall (see Drainage System Details plan by Cary Edmundson & Associates). The 
plan also indicates that the wall was undermined. Although the condition of the wall could not 
be verified due to dense vegetation, this report models an open channel between Node 6 and 
Node 9 without the wall and double CLIP constraint. Zone 6 Drainage District Ortho/Topo 
Mapping Sheet 10H shows a localized low point in the vicinity of this wall based on contouring 
at the time of the mapping of this area. 

Conclusions: 

For the 50 year storm, the trunk system will not contain runoffwithin the pipe system and 
flooding would occur. For the 10 year storm, the following is a summary of flows at Seacliff 
State Beach: 

Qlo = 152 cfs (existing condition) 
Ql0 = 154 cfs (existing condition plus Seacliff Highlands project) 
Qlo = 162 cfs (buildout condition) 

The capacity of the 30" storm drain pipc at Seacliff State each is approximately 125 cfs, which is 
less than the existing condition flow of 152 cfs. The overland release for the overflow in the 
trunk system from Center Avenue to the outfall would be through State Park Drive, the steep 
access road to Seacliff State Beach, and into Monterey Bay. 

One possible solution to minimize flooding from the overflow would be to meter the flow so that 
the pipe/channel flow downstream of the metering could be contained in the existing 
pipekhannel system. It appears that the areajust upstream of the railroad was used for metering 
of flows. A review of sheet 36A of 84 of the Photogrammatic Mapping for the Rio Del Mar 
Planning Study (1965) indicates that the area just upstream of the railroad was a localized low 
point at the time of the mapping of this planning area. The Drainage System Details plan by 
Cary Edmundson & Associates indicates that the property line wall upstream of the railroad was 
undermined and that there were two CMP pipes (16" and 18") protruding through the wall. The 
original intent of the wall and two CMP pipes is not known since calculations were not available 
for this concept. From limited site observation, the condition of this wall and pipes could not be 
determined due to dense vegetation. If the wall and two CMP pipes were intended to be 
metering devices, their effectiveness has been reduced due to the undermining of the wall as 
shown on the Drainage System Details plan. If the wall were to be reconstructed, an opening 
equivalent to a 42" pipe could serve to meter the flow and minimize flooding downstream of the 
wall. One advantage of this option would be that the historic drainage pattern would be 
preserved. A disadvantage would be that a flowage easement would need to be obtained. 

Another possible solution would be to install a 60" pipe system in Center Drive to Broadway and 
then fiom Broadway to the 60" culvert at the railroad. One advantage to this option would be 
that the storm drain easements in private property could be abandoned. This option would, 
however, require a more detailed analysis that is beyond the scope of this report (for example, 
conflicts with existing utilities and right-of-way dedications needed). 

A third solution would be to install a 42" pipe on the east side of State Park Drive fiom Node 5 
southerly along State Park Drive and then outfalling into the railroad right-of-way. This option 



i 
would provide additional capacity in the system by creating approximately 2,800 cubic feet of 
storage. A disadvantage of this option is that again, a more detailed analysis would be needed 
that is beyond the scope of this report. 

The solutions outlined above are based on the following assumptions: 1 )  flooding upstream of 
the railroad would be contained in the street and overland release away from structures, and 2) 
flooding downstream of the railroad would overland release to Seacliff State Beach. 

i 
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ensen - zar a Associates 
ber 25,2003 Job # 022007 

Ms. Melissa Allen 
County of Santa Cmz 
701 Ocean Street 
Santa Cruz, CA 95060 

RE: Seaclqf HighIands, MLD 93-0437 

Dear Ms. Allen: 

A drainage report for the trunk system downstream of the above subject project was prepared for 
the10 year design storm. As stated in the report, the existing drainage basin is approxikately 136 
acres, ofwhich the Seacliff Highlands project comprises appmximately2.7 acres  YO of the existing 
drainage basin). The storm drain trunk system downstream of the Seacliff Highlands project is a 
combination ofpipes and open channels for approximately 2,040 feet that ends at a 30” outfall at 
Seacliff State Beach. The calculated 10 year flow at this outfall is 152 cubic feet per second (cfs) 
for the existing condition (ie, before the Seacliff Highlands project is constructed). The calculated 
10 year flow at this outfall is 154 cfs for the existing condition plus the completed Seacliff Highlands 
project. That is, the calculations indicate that the SeacliffHighlands project would increase the flow 
at the outfall by 2 cfs or 1.3%. It should be noted that the calculations do not include on-site 
detention for the Seacliff Highlands project. 

Please refer to the drainage report for more details. If additional information is needed, please 
contact me at 408-848-0300. 

Sincerely, 
Ruggeri-Jensen-Azar & Associates 

Felix Jacobs 
Project Manager 

cc: Karen Saunders, South County Housing 
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DATE: 

TO : 

FROM: 

SUBJECT: 

COUNTY OF SANTA CRUZ 
INTER-OFFICE CORRESPONDENCE 

December 5 ,  2003 

M e l i s s a  A l l e n ,  P r o j e c t  P lanner ,  Redevelopment Agency 

Department o f  P u b l i c  Works 

STORMWATER MANAGEMENT REVIEW FOR APN 038-081-34 
SEACLIFF HIGHLANDS AFFORDABLE HOUSING PROJECT 

Pursuant  t o  n e g o t i a t e d  agreements w i t h  RDA f o r  t h e  e x t e n t  o f  o f f s i t e  
assessments and m i t i g a t i o n  f o r  t h e  proposed S e a c l i f f  H i g h l a n d s  a f f o r d a b l e  
hous ing p r o j e c t ,  t h e  f o l l o w i n g  i s  an ove rv iew o f  t h e  m a j o r  assessments, 
m i t i g a t i o n ,  and s u b m i t t a l s  completed o r  s t i l l  r e q u i r e d :  
Completed Assessment: 

1. The requ i rement  f o r  downstream c a p a c i t y  assessment has been 
completed w i t h  acceptance o f  t h e  2nd r e p o r t  s u b m i t t a l .  

The requ i rement  f o r  t h e  downstream c o n d i t i o n  assessment has 
been dropped p e r  n e g o t i a t i o n s  w i t h  RDA. 

2 .  

Requi red M i t i q a t i o n :  

downstream s t o r m d r a i n  system, we1 1 below County Standards.  T h i s  genera tes  t h e  
f o l l o w i n g  r e q u i r e d  m i t i g a t i o n  measures. 

F i n d i n g s  o f  t h e  c a p a c i t y  s t u d y  i n d i c a t e d  inadequac ies  w i t h  t h e  

1. The o n - s i t e  p r o j e c t  d e s i g n  s h o u l d  t r y  t o  reduce use o f  
imperv ious  su r faces ,  t o  t h e  e x t e n t  t h a t  i t  i s  p r a c t i c a b l e ,  t o  
encourage p e r c o l a t i o n  o f  s t o r m  wa te r  and enhance 
sed iment /po l  l u t a n t  removal, p e r  t h e  r e q u i r e m e n t s  o f  County 
General P1 an p o l  i c y  7.23.2.  
Other  o n - s i t e  m i t i g a t i o n  measures a r e  t o  be a p p l i e d  t o  reduce 
r u n o f f  impacts  b e f o r e  r e l i a n c e  i s  made on d e t e n t i o n ,  p e r  t h e  
requ i rements  o f  County General  P lan  p o l i c y  7.23.1. The 

vege ta ted  swales and downspout b u b b l e r s  t o  1 andscape areas 
a l r e a d y  proposed a r e  s u i t a b l e  forms o f  m i t i g a t i o n  t o  meet t h i s  
p o l  i c y .  

The o n - s i t e  d e t e n t i o n  requ i rement  i s  s t r i c t e r  than  t h e  County 
s tandard,  and i s  t o  l i m i t  t h e  a l l o w a b l e  r e l e a s e  r a t e  t o  t h e  p r e  
development 5-year ,  15 m i n u t e  d u r a t i o n  s t o r m  d i s c h a r g e .  
Requi red d e t e n t i o n  s t o r a g e  i s  t o  be no l e s s  t h a n  t h e  p o s t  
development 25- year  s t o r m  volume. 

2. 

3. 



/- 

F MELISSA ALLEN 
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4. 

5. 

Resui r e d  S u b m i t t a l  : 
1. Updated eng ineered  d ra inage  p l a n s  w i l l  need t o  be r e c e i v e d ,  

rev iewed and accepted p r i o r  t o  t h e  c o n c l u s i o n  o f  t h e  
env i ronmenta l  r e v i e w  p e r i o d  conducted by t h e  P l a n n i n g  
Department. 
i n  p r e v i o u s  r e v i e w  comments, p a r t i c u l a r l y  t h o s e  o f  t h e  2nd 

r o u t i n g ,  as  w e l l  as i n c o r p o r a t e  t h e  r e q u i r e m e n t s  r e s u l t i n g  f r o m  
t h e  d ra inage  s t u d y  f i n d i n g s  as s t a t e d  above. 

These p l a n s  shou ld  f u l l y  address i t e m s  d iscussed  

you  have q u e s t i o n s ,  p l e a s e  c a l l  B r i a n  Turpen, A s s i s t a n t  D i r e c t o r  
o f  P u b l i c  Works, a t  454-2160. 

I 

There w i l l  n o t  be any r e q u i r e d  m i t i g a t i o n  ( rep lacement  o r  new 
c o n s t r u c t i o n )  o f  t h e  downstream ( o f f s i t e )  sys tem f o r  t h i s  
p r o j e c t .  T h i s  i s  due t o  overwhelming c o s t s  and j u r i s d i c t i o n a l  

ownership o f  t h e  i d e n t i f i e d  prob lem reaches.  T h i s  does n o t  
exc lude  new o f f s i t e  c o n s t r u c t i o n  necessary  t o  make c o n n e c t i o n  

t o  t h e  e x i s t i n g  s t o r m d r a i n  system, i n c l u d i n g  t h a t  which was 
p lanned w i t h  t h e  p r i o r  MLO 93-0437. 

Grease/sediment t r a p s  w i l l  be r e q u i r e d  f o r  d r a i n a g e  f r o m  a1 1 
paved areas.  

DWS:mg 

Copy to: Brian Turpen 

stormwater-m.wpd 

EXHIBIT 



jbr  

Soutls County Housing Project 
Karen Sauiiderrs, Senior Project h4gr 

7155 Camel Street, Gilroy, California 95020 
(408) 842-9181 ofike (408) 841-0277 fax 

S X ~ E  LocArmN:  
I\/lc&egirr Site, Aptos, CA 

SITE VISLTED: June 9 & June 10,2003 REPORT DATE: June 16,2003 

i? epured h y  Environmental Review Initat k 
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ASSIGNMENT: 
South County Housing and the County of Santa Cruz Redevelopment Agency are 
proposing to develop a portion of the McGregor Drive Site. The Senior project 
manager Mrs. Karen Saunders has requested an Evaluation of the Trees along the 
western property boundary from Sea Ridge Rd. to the northwest corner of the site. 
The following report was created as a result of the request and includes the 
following services: 

-Review of plans prepared by Ruggeri, Jensen, and Associates 
-Tree identification using I-inch diameter aluminum tags 
-Identification of trees by species and trunk diameter measured at 54" above 
soil grade 

-Evaluation of tree condition 
-Evaluation of potential impacts to trees based on proposed development 

-Provide recommendations to reduce construction impacts, tree pruning an- 
removals in two phases: Phase I (Mikkelson Dr.) and Phase 2 (Housing 
Project) 

-Provide recommendations for tree protection during the construction phase 

plam. 

of the project. 
Environmentai Review lnital stu 

LIMITS OF ASSIGNMENT: 
ATTACHMENT- 7 
APPLICATION m-DL% 

The assignment was limited only to trees along the western edge of the site for 
the construction of Mikkelsen Dr. and this housing project. 

Evaluation of tree condition was performed as the result of a visual assessment to 
determine tree health, structural integrity and suitability for preservation. No 
root crown inspections were performed. 
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OBSEKVAI’IONS: 

The site inspection was performed on 6-9-03 and 6-10-03. 

a The trees were in an unmaintained condition, 

a Significant injury was being inflicted to trees most likely by adjacent neighbors 
and kids playing in the area. Injuries include tree or stem removal, topping, 
limbing and various wounds to lower trunks. 

Trees provide excellent screening between existing homes and proposed 
development. 

Twenty three trees were surveyed for this project included single stem trees and 
clumps of trees totaling approximately 1 18 trunks in all. Each tree or group of trees 
has been located on the tree location map and listed in the tree survey form in the 
accompanied exhibits. These trees represent four different species. The majority of 
these trees were planted along the perimeter of this property. Three California Live 
Oaks and one dead pine stump are native to the area and may be indigenous to the 
site. The other 19 trees (Acacia and Juniper) were planted exotics. The condition 
rating were based on a visual assessment fi-om the trees root crown (where the trunk 
meets natural grade) to the foliar canopy to determine health and structural stability. 
Tree health includes an analysis of the trees vitality includiig quantity and quality of 
the foiiage, annual shoot growth presence of deadwood, wounds and decay fungi. 
An assessment of the trees structure includes a visual analysis of the trees 
architecture, (trunk and major branches), indicators of potential internal defects such 
as bulges and cracks, wounds, lean and buttress root development. 

Two of the trees (9%) were found to be in good condition, 10 of the trees (43%) 
were in fair conditions, 10 of the trees (43%) were in poor condition and one tree 
was a dead stump. Blackwood Acasia was the most commonly occurring tree 
accounting for over 78% of the trees surveyed. It’s likely they were remains of a 
wind-row or for screening. They were generally poorly structured with poor 
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balanced canopies, and structural attachments. 

Blackwood acacias are considered a large, upright tree growing to a height of 25-50 E 
feet tall and 20-25 feet in width. Its dense foliage is comprised of dull forest green 
phyllodes, 3-4 inch long. Creamy white flowers are inconspicuous. Blackwood 
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Acasia is widely distributed throughout Eastern Australia and Tasmania in cool and 
moist habitats where rainfall is fiequent and ranges between 30 and 60 inches 
annually. It grows best in moist, well-drained soil with cool climate conditions. 

A tendency of this species is to sucker fiom its many surface roots has resulted in an 
increasing numbers of young shoots 2-4 inches in diameter. This tendency causes 
this species to be undesirable in many locations and for uses around pavement. 
Over the years, it has been successfully used as a tree in parks, developments and 
along highways for screening and as specimen trees. It is the largest species of 
Acasia in landscape use and lives 40-50 years in good character. 

SUITABILITY FOR PRESERVATION: 

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

*Tree Health 
Healthy, vigorous trees are better able to tolerate impacts such as root injury, 
changes in soil grade and moisture, and soil compaction than are non-vigorous trees. 

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

*Species Response 
There is a wide variation in the response of individual species to construction 
impacts and changes in the environment. For example, Redwood trees tolerate site 
disturbances relatively well compared to Walnut or Beech Trees. 
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*Tree Age and Longevity 
Old trees, while having significant emotional and aesthetic appeal, have limited 
physiological capacity to adjust to an altered environment. Young trees are better 
able to generate new tissue and respond to change. 

EVALUATION OF IMPACTS AND RECOMMENDATIONS FOR 
PRESERVATION 

Appropriate tree retention develops a practical match between the location and 
intensity of construction activities and the quality and health of trees. Potential 
impacts fiom construction were evaluated using the site, base map and preliminary 
grading plans. These plans depicted the placement of buildings, roadways including 
parking and planter areas, elevations, property boundaries and tree locations. It is 
assumed that are utilities will be placed outside of designated tree protection areas 
along the western property boundary most likely within the roadway. 

Using these plans as presented, the potential impacts from construction were 
assessed. The most significant impacts to these trees would occw as a result of: 

0 Canopy alternations for roadway clearance 

Root loss and a reduction of existing root zones 
e Grading and compaction for construction of Mikkelsen Dr. and primary parking 

area for proposed development. 

Based on my evaluation of these plans, I recommend the removal of the following 
trees: 

Phase I - Trees 1, 2, 3 ,  4, 5 ,  8 

Phase I1 - Treesl6, 17, 18,20, 21 
Environmental Review lnital Study 
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In Phase 1, trees #1,2,3,4, 5, 8 are located in the center of the roadway at the 
entrance to Mikkelsen Dr. &om Sea Ridge Road. In Phase I1 trees #16, 17, 18,20, 
& 21 reside in close proximity to the proposed parking area such that retention of 
these trees would not be within tolerable levels. The removal of these tees will not 
substantially change the aesthetic value of this tree row. I recommend that the areas 
labeled “Reserve Parking” not be developed at this time. Future utilization of these 
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areas maybe accomplished aRer the trees have acclimated to the new condition. 
Construction of these areas would best be accomplished by incorporating paving 
sections requiring a minimum amount of excavation such as, reinforced concrete 
instead of asphalt. 

The foliar canopy of the trees to be retained may require pruningkemoval of lower 
limbs. Foliar canopy development of this species offers limited opportunities far 
branch length reduction due to the absence of interior lateral growth. 

The required construction will encroach on the retained trees root zone. Therefore 
this construction project will require a trench dug within 10-15 feet of the trees 
trunks. This trenching will severe both structural and absorbing roots. This pre- 
construction root severance will allow excavation for the roadway without tearing or 
shattering of roots on the tree side of the trenches. Specifications for this pre- 
construction root severance procedure are located on page 7.Q 

RECOMMENDATIONS: 

e Remove trees: 

Phase I - Trees 1 ,2 ,3 ,4 ,  5 , 8 ,  
Phase I1 -Trees 16, 17, 18, 20, 21 

o Adhere to tree preservation guidelines 

Envimmentai Revlew lnitai study 
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Prune trees to accommodate location of road and parking area, raise canopies or 
prune as necessary for road clearance @ approximately 14’ above roadway, 
hazard reduction pruning (Exhibit 6) to include: 

Canopy cleaning - Removal of dead, dying, diseased, crossing and rubbing or 
weakly attached limbs - otherwise retain as much interior foliage as possible. 
End-weight reduction of long heavy limbs by shortening limbs to appropriate 
lateral. 
Installation of a 4-6 inch layer of mulch within tree protection zone 

Trench to locate and sever roots along construction side of tree protection zone 
including thee expansion parking areas. Allow a maximum of 3 feet for over 
excavation grade transitions and construction of curb. 
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0 End-weight reduction of long heavy limbs by shortening limbs to appropriate 
lateral. 

A qualified Arborist using the following industry guidelines should perform the 
recornmended pruning. 

0 American National Standards Institute A300 for Tree Care Operations - 
Tree, Shrub and Other Woody Plant Maintenance-Standard Practices, 
(Part 1) - 2001 pruning 

o International Society of Aboriculture: 

Best Management Practices 
0 AmericanNational Standards Institute 2133.1-1994 for Tree Care Operations- 

Pruning, Trimming, Repairing. Maintaining and Removing Trees. and Cutting 
Brush- 
Safety Requirements 

LOCATING TREE ROOTS AND PRECONS'IRUCTION ROOT 
SEVERENCE 

The only reliable way to estimate root disturbance is to determine the number, 
location and size of roots in relation to the excavating, grading and construction that 
will occur. Locating the roots in areas of excavation for the proposed roadway on 
this project is performed by carefdly removing the soil. A variety of methods may 
be used to expose roots. The most practical methods for this site include the use of 
a Ditchwitch to cut a trench to a depth of 24-30 inches. Root severance should be 
accomplished by pruning the roots cleanly using hand-pruners, loppers, handsaws or 
chainsaws or a sawzall. Once the excavation has occurred the excavation should be 
either back-filled or covered with burlap and kept moist. Root severance is 
recommended along the construction side of the root protection zone. 

Environmental Review lnftai study 



TREE PROTECTION RECOMMENDATIONS 

These guidelines should be printed on all pages of the development plans. 
Contractors and sub-contractors should be aware of tree protection guidelines and 
restrictions. 

A pre-construction meeting with the Proiect Arborist 
A meeting with the Project Arborist, Project Manager and all contractors involved 
with the project shall take place prior to the onset of grading activity. Tree 
preservation specifications will be reviewed and discussed. 

Establishment of a tree preservation zone (TPZ) 
Chain link fencing, no less than 72 inches in height with metal stakes embedded in 
the ground, shall be installed around the perimeter of the tree protection zone. 
Fencing will be installed prior to the onset of grading, under the supervision of the 
project Arborist and shall not be moved. Placement of the fence shall coincide with 
the attached tree protection zone map. 

Restrictions within the dripline of existinv trees 
No storage of construction materials, debris, or excess soil will be allowed within 
the TPZ. Parking of vehicles or construction equipment in this area is prohibited. 
Solvents or liquids of any type should be disposed of properly, never within this 
protected area. 

Alteration of made 
Maintain the natural grade around trees. Fill or excavation will be not permitted 
within areas of tree root development. If trees roots are unearthed during the 
construction process the consulting Arborist will be notified immediately. Exposed 
roots will be covered with moistened burlap until the project Arborist makes a 
determination. Environmental Review lnital Study 

Trenching requirements 
Any areas of proposed trenching in close proximity to the tree protection zone will 
be evaluated with the consulting Arborist and the contractor prior to construction. 



Field decisions 
The project Arborist, soils engineer and grading contractor will determine the most 
effective construction methods to maintain tree health. 

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

Supdemental irrigations 
Shall be provided using "soaker" hoses or similar method of delivery. Supplemental 
irrigation requirements shall be determined by the project Arborist and will be 
required throughout the construction phases of the project. 
Should you have any questions, or if1 can be of further assistance, please feel fi.ee 
to call me at (831) 476-1200. 

Sincerely, 

Nathan Lewis 

Exhibit I1 - Map Phase 1 
Exhibit 111 - Tree Protection Zone Map - Phase I 
Exhibit IV - Map Phase 2 
Exhibit V - Tree Protection Zone Map - Phase 2 
Exhibit VI - Hazard Pruning 
Assumptions and Limiting Conditions 

EXHIBIT 



Exhibit I - Tree Survey Form 

Tree # Tree Species DBH General 
Condition 

Phase I - Mikkelsen Drive Trees 1-13 

Phase I1 - South County Housing - McGregor Site Trees 14-23 

Remarks Prune or Remove 

Crow) 

(root cro\m) 
9 Black Acacia (5) 2" - @,- Poor Pwr stmcture multi- stem Prune 

10 Black Acacia (4) 2" - 5" Fair Prune 
11 Black Acacia (5) 2" - 5" Fair Prune 
12 Black AcdCia 5" Good Prune 
13 Black Acacia 18" Fair Poor structure V-crotch @ 10' Prune 

14 Black Acacia<5) 2"- Poor Poor structure, Poor spacing Prune 
15 Black Acacia 32" Fair Poor structure, Poor spacing Prune q .  

(V-crotch, old wound) ,? -, c. 
.- 2 ,  

understory (lean) s. 

- Cal. Live Oak 6" Fair Poor structure, Poor spacing xx J l6 
. 

17 B4ack Acacia (5) 2" - 8" ,> Poor Poor strncture (spacing and V- xx P 

- 
4 Cal. Live Oak Clumu (51 3" Poor Diseased powder mildew poor Road XX 

struckre and spacing 
Pine stump Dead Road XX 

Hollywood Juniper 5 )  Neighbor's tree Prune 
Black Acacia Fair EW, RR, DW Prune 

i ' '  1:; Good 
Road XX Black Acacia (4) 4" - 6" 3. Fair Poor structure multi-stem (root 

UI 

w 
.- crotch) > 

- 18 Black Acacia (2) 4 " -  11" ' Fair Poorytructure, V-crotch xx 
19 Black Acapia Grove (30t) 2" - 24" Poor Poor structure & spacing Prune 3 -  

4 20 Cal. Live Oak 4" Fair Lean (understory) xx 5 t  
21 Black Acacia (5) 2" - 10" 2 Poor Bases Damaged by kids, Poor xx 8 

k d  

structure .- - P! 

Prune 
22 Black Acacia (2%) 2" - 12" Poor Bases Damaged hy kids, Poor 

23 Black Acacia (2) 13" - 20" Fair Neighbor's Tree Prune c 
structure __ 

L 
< . -  
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Exhibit VI 
H.Uz%RD PRVSISG 

pruning Srnf idr r j  f<,? (:i&j 11: pP.ni-.? ''e 

Hazard pnining is recommended where safety considerations Eire paraniourit. 
Hazard pnning shall consist of the remora1 of &ad. diseased, decayed, and 
c~bvioudy weak branches, two inches (5 cn3.i in diameter iir greater 

a .  A I  euts shall be made as close as possibie t o  ihe t x n k  or pment limb, 
without cutting- into r,he branch collar 01' lea~irig a p?xrudin: stub i.w 
Diagram A!. Bark at the edge of all pruning mts jiifiuld remain firmly 
attached. 

b. All brwches too large to support with o m  hand shall be preCuC to 
avoid splitting or teaiing of <he bark {see Diagram X!, tVher.E: n e c m a r y ,  
ropes or other equipment should be used t o  lcti;-er Itrge branches or stubs 
to the UouIid. 

e. Treatment ~f cuts and wounds virh wound dressing cr paints has nct 
been shown IG he effective in preventing or ?educing decay, and is not 
generally recommended for that reasw, \\'cund dressing over infected 
mood may s h x l a t e  the decay process. i f  \vomds are painted Fcr 
cosmetic cir o t l m  reasons, then maieiials nor,-toxic IO c h i  cambium 163-21. 
of meristematic tisme must be used. Care must be iaken to  apply B thin 
coating of the material only t c  the exposed i $ T O d  
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ASSUMPTIONS AND LIMITING CONDITIONS 

Any legal dekiption provided to the appraisericonsultant is assumed to he correct. Any titles and 
ownerships to any property are assumed to be good and marketable. No responsibility is assumed for 
matters legal in character nor is any opinion rendered as to the quality of any title. 

It is assumed that any property is not in violation of any applicable codes, ordinances, statutes, 
other governmental regulations. 

Care has been taken to obtain all information 60m reliable sources. All data has been verified insofar as 
possible; however, the appraisericonsultant can neither guarantee nor be responsible for accuracy of 
information provided by others 

The appraiseriEonsultant shall not he required to give testimony or to attend court by reason of this 
appraisal unless subsequent written arrangements are made, including payment of an additional fee for 
services 

Loss or removal of any part of this report invalidates the entire appraisal/evaluation. 

Possession of this report or a copy thereof does not imply right of publication or use for any purpose by 
any other than the person($ to whom it is addressed without Written consent ofthis appraisericonsultant. 

Neither all nor any part of the contents of this report, nor copy thereof, shall he used of any purpose by 
anyone hut the client to whom it is addressed, without the prior written consent of the 
appraisericonsultant; nor shall it be conveyed by anyone, including the client, to the public through 
advertising, public relations, news, sales, or other media, without the written consent and approval of the 
author; particularly as to value considerations, identity of the appraiser/consultant or any professional 
society or institute or to any initialed designation conferred upon the appraiserhonsultant as stated in his 
or her qualifiptions. 

This report and the values expressed herein represent the opinion of the appraisericonsultant, and the 
appraiser’dconsultant’s fee is in no way contingent upon the reporting of a specified value nor upon any 
fmding to be reported. 

Sketches, diagrams, graphs, photos, etc. in this report, being intended as visual aids, are not necessarily to 
scale and should not be construed as engineering reports or surveys. 

This report has been made to the best of our ability in conformity with acceptable 
appraisaUevaluatioddiagnostic reporting techniques and procedures, as recommended by the International 
Society of Arboriculture. 

No tree described in this report was climbed, unless otherwise stated. We cannot take responsibility for 
any defects which could only been described by climbing. A full root collar inspection, consisting of 
excavating the soil around the tree to uncover the root collar and major buttress roots, was not performed, 
unless othenvise stated. We cannot take responsibility for any root defects which could only have been 
discovered by such an inspection. 

Environmental Revlew Mal  Study 
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The proposed development is expected to add approximately 272 daily trips to the local street system, 
with 21 bips occurring during the a.m. peak hour and 25 trips during the p.m. peak hour. 

Four study intersections (State Park Drive/Route 1 Northbound Ramps,’ State Park Drive/Route 1 
.Southbound Ramps, McGregor Drive/Sea Ridge Road, and Mara Vista DridMcGregor Drive) 
currently operate at an acceptable service level, and are expected to continue to operate acceptably 
under all future scenarios analyzed. 

T h e  Sea Ridge Road at State Park Drive intersection currently does not meet the Caltrans peak hour 
signal warrant, and will not meet warrants with the addition of the proposed project. Under the 
Background plus Project plus Adjacent Pending scenario, the intersection is expected to meet the 
peak hour warrant during the p.m The eastbound left-turn movement on Sea Ridge Road at State 
Park Drive currently operates at LOS Gdunng the a.m. peak hour due to the large. 1eR-hx-n demand 

The cumulative build-out scenario is expected to eventually trigger the need to signalize the Sea 
Ridge Road at State Park Drive intersection in order to decrease delays for the eastbound left-turn 
movement. Prior to the signalization of the Sea Ridge Road/State Park Drive intersection, the 
following interim measures may be considered 

F .  

Refuge lane” on State Park Drive 
Southbound right-tum lane on State Park Drive 

These measures could be funded with a portion or all of the Transportation Area fees paid by the 
proposed project. 

The intersections of Soquel DrivdState Park Drive and State Park Drive/Center AvenudSea Cliff 
Drive currently operate acceptably and are expected to operate acceptably under the Background, 
Background plus Project, and Background plus Project plus Adjacent Pending scenarios. However, 
these two intersections are expected to operate unacceptably under the Cumulative plus Project plus 
Adjacent Pending scenario, regardless if Parcel A being developed as a through street or cul-de-sacs. 
The recommended mitigation for the Soquel Drive/State Park Drive intersection is to install an 
exclusive right-turn lane on the eastbound Soquel Drive approach. Installing a traEc signal is 
expected to mitigate traffic congestion problems at the State ParWCenter AvenueISea Cliff Drive 
intersection. 

%b 
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INTRODUCTION 

Introduction 
This report presents the results of TJKM’s traffic impact analysis for the proposed affordable housing 
development, to be located near the northwest-comer of the McGregor DrivdSea Ridge Road 
intersection in Santa Cruz County (City of Aptos). Figure 1 illustrates the project location and its 
vicinity. This study presents estimated trip genmtion for the proposed 41-unit apartment complex, 
and addresses the potential traffic impacts due to the proposed development. 

Project Description 
The project site is currently a vacant lot, located near the northwest comer of the Sea Ridge 
Road/McGregor Drive intersection in Santa Cruz County. The site is bounded by McGregor Drive to 
the east, Sea Ridge Road to the south, and residential uses to the west and to the north. The entire 
project site is divided into three lots. The affordable housing project (which is the subject of this 
report) consisting of a 41-unit apartment complex is proposed for Lot 1 (see Figure 2). The Church of 
St. John the Baptist is proposed to relocate to Lot 2. Lot 3 was considered, in the early 1990’s, for 
two options: a motel and a mixed-use of office and retail. However, recent County specific planning 
for “Seacliff Village” has resulted in a neighborhood park designation for Lot 3, and office use is no 
longer permitted for the site. The architect of the proposed Church on Lot 2 is also looking into the 
development of Lots 2 and 3 together as an integrated church-park site. However, to be conservative, 
this study assumes that Lot 3 would contain 41,250 square feet of retail. 

Parcel A was approved for a through street, Mikkelsen Drive, that extends westerly *om McGregor 
Drive, then turns southerly at the project western boundary to connect with Sea Ridge Road. This 
street will primarily serve Lots 1 and 3.  However, if the integrated church-park site gets approved, 
Mikkelsen Drive may not be constructed. Affordable housing units on Lot 1 would then be accessed 
via a cul-de-sac street off of Sea Ridge Road. Lot 3 would be accessed via another cul-de-sac street 
offof McGregor Drive and a driveway on Sea Ridge Road. The Church of St. John the Baptist (to be 
located on Lot 2) is proposing its’own driveway on McGregor Drive. Figure 2 illustrates the 
proposed project site plan. 

Intersection Analysis Methodology 
The following seven intersections were selected for analysis: 

1. Soquel Drivelstate Park Drive 
2. State Park DriveiRoute 1 Northbound Ramps 
3. State ParkDrivelRoute 1 Southbound Ramps 
4. State Park Drivelsea Ridge Road 
5 .  McGregor DrivdSea Ridge Road 
6 .  Mara Vista DriveMcGregor Drive 
7. State Park Drive /Center AvenueiSea Cliff Drive 
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Five scenarios were addressed in this study: 

A.  Existing Conditions - Current (Year 2002) trafic volumes and roadway conditions. 

E. Background Conditions - Current (Year 2002) traffic volumes and roadway conditions 
with the addition of traffic fiom approved but not yet constructed developments in the 

. ~. study area. 

C. Backgroundplus Project - Background peak-hour traffic volumes plus tra& generated 
by the proposed affordable housing project. 'Under this scenario, two alternatives are 
evaluated 1) Mikkelsen Drive is constxucted as a through street between McGregor Drive 
and Sea Ridge Road, and 2) Mikkelsen Drive is not constructed as a through street, and 
the affordable housing site (Lot 1) will be accessed via a cul-de-sac street connecting to 
Sea Ridge Road. 

D. Backgroundplus Project plus Adjacent Pending - Background peak-hour traffic volumes 
plus m E c  generated by the proposed affordable housing project and the two adjacent 
pending projects, including the proposed Church on Lot 2 and the potential development 
on Lot 3 .  Under this scenario, two traffic conditions were analyzed: 1) Mikkelsen Drive 
is developed as a through street, and 2) Mikkelsen Drive is not developed as a through 
street. 

E. Cumulativeplus Projectplur Aqacent Pending - This scenano evaluates conditions 
based on forecasted traffic volumes for year 2020. Future traffic volumes were 
calculated utilizing growtb factors based on historical traffic volume data. Similarly, 
two traffic conditions were analyzed 1) Mikkelsen Drive is developed as a through 
street, and 2) Mikkelsen Drive is not developed as a through street. 

I Level of Service Analysis Methodology 
Level of service is a qualitative aeasure desmiing operational conditions with a traffic stream and 
their perception by motorists and passengers. The level of service generally describes these 
conditions in terms of such factors as speed and travel time, delays, and freedom to maneuver, traffic 
interruptions, comfort, convenience and safety. They are given letter designations from A to F, with 
Level of Service &OS) A representing the best operating conditions and LOS F the worst. 

Signalized Intersections 

The operating condition at the signalized study intersections were evaluated using the 2000 Highway 
Capacity Manual Operations Method as incorporated into the standard traffic engineering software 
package SYNCHRO. Peak hour intersection conditions are reported as delay per vehicle with 
corresponding levels of service for the intersection as a whole and for each of its approaches. LOS A 
indicates free flow conditions with little or no delay, while LOS F indicates jammed conditions with 
excessive delay and long back-ups. The methodology is described in detail in Appendix A 
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Unsignalized Intersections 

The operating conditions at the study intersections with the minor approaches STOP controlled were 
evaluated using the 2000 Highway Capacity Manual (HCM) Unsignalized Method, also contained in 
the standard software package SYNCHRO. Peak hour intersection conditions are reported as delay 
per vehicle with corresponding LOS for each of its minor movements. The methods rank level of 
semce on an A through F scale sinular to that used for signahzed intersections, and also uses average 
delay in seconds as its measure of effectiveness. 

The operating conditions at the all-way STOP intersections were evaluated using the all-way stop 
control analysis. This method also ranks the level of service on an A through F scale, and also uses 
average delay in seconds as its measure of effectiveness. Peak hour intersection conditions are 
reported as delay per vehicle with corresponding LOS for the intersection as a whole and for each of 
its approaches. The methodologies for unsignalized intersections are also presented in Appendix A. 

Impact Criteria 
According to the County of Santa Cmz’s General Plan, the minimum acceptable level of service 
standard is LOS D where costs, right-of-way requirements, or environmental impacts of maintaining 
LOS under this policy are excessive, capacity enhancement may be considered infeaslble. 
Intersections that fall below LOS D are considered impacted and should be consldered for mitigation. 

EnvimnrneMal Review lnital Study 
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EXISTING CONDITIONS 

Segment counts were conducted on McGregor Drive south of Sailfish Drive, Sea Ridge Road west of 
Sea Ridge Court, and on State Park Drive north of Seacliff Drive-Center Avenue for seven 
consecutive days from November 15 to November 21,2002. Appendix B contains the count sheets. 
Table I summarizes the average daily traffic (ADT) on these three segments. On weekdays, the 
typical a.m. peak period occurred between 7:OO and 9:00 a.m., while the typical p.m. peak period 
occurred between 490 and 6:OO pm. The peak period on weekends occurred around noon. 

TABLE I: EXISTING AVERAGE DAILY TRAFFIC ON NEARBY STREETS 

Level of Service Analysis (Existing conditions) 

Turning movement counts at all seven study intersections were conducted in November of 2002. 
Figure 3 illustrates the existing peak hour turning movement demands at the study intersections. 
Table II summarizes the results of the intersection analysis under the Existing conditions. The 
detailed LOS calculations are contained in Appendix C. 

Under Existing Conditions, six of the seven study intersections operate at an acceptable service level. 
The eastbound left-turn movement on Sea Ridge Road at State Park Drive currently operates at LOS 
E during the a.m. peak hour due to the large left-turn demand. As shown in Appendix D, the 
intersection currently does not meet the Caltrans peak hour signal warrant for urban conditions. The 
cumulative build-out scenario may eventually trigger the need to signalize this intersection. Prior to 
the signalization of the Sea Ridge RoadlState Park Drive intersection (which would be considered 
mitigation for the cumulative build-out scenario), the following interim measures may be considered 

Refuge lane” on State Park Drive 
Southbound right-tum lane on State Park Drive 

These measures could be funded with B portion or all of the Transportation Area fees paid by the 
proposed project. 

Installing a “refuge lane” on State Park Drive north of Sea Ridge Road will allow the eastbound left- 
turning vehicles to cross one direction of traffic at a time and thus reduce delays for this movement. 
However, given the limited width of State Park Drive between Sea Ridge Road and the Highway 1 
southbound ramps, the existing northbound through lane on this portion of State Park Drive may need 
to be converted to a refuge lane. Such a conversion would require converting the existing northbound 
right turn only lane on State Park Drive (that leads to the Highway 1 southbound on-ramp) to a 
throughhight lane and “shaving” the nose of the idand that separates the existing northbound through 
and right t u n  lanes. These changes to the northbound approach of State Park Drive are not expected 
to adversely affect the intersection of State Park Drivernighway southbound ramps, which is 
expected to operate at LOS C or better. 

Environmental Review lnital study 
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Installing a right-turn only lane on the southbound State Park Drive approach to Sea Ridge Road may 
reduce the delay for eastbound left-turning vehicles. The idea is that this lane may make it easier for 
eastbound drivers to cross the southbound lane if they “knew” that southbound vehicles would turn 
right onto Sea Ridge Road instead of staying southbound as a conflicting movement. This right-turn 
lane would have marginal benefit at best; because many eastbound drivers probably would not be 
comfortable crossing the southbound lane until the right-turning vehicles have started turning right. 
Just being in the southbound right-turn lane is probably not enough to assure eastbound drivers that 
the southbound drivers will not change their mind and go straight instead. Furthermore, this right- 
turn lane would require the acquisition of right-of-way since State Park Drive is not cwently wide 
enough to accommodate such a lane. 

TABLE 11: INTERSECTION LEVEIS OF SERVICE - EXISTING CONDITIONS 

Intersection 

Note: LOS = Level of Service 
‘2000 HCM methodology does not report the overall intersection delay for one-way STOP intersections 
X.X 
X 
(X.X) = Average delay for minor approach in seconds per vehicle, reported for one-way STOP intersections 
(X) 

=Average delay for overall intersection in seconds per vehicle 
= Overall intersection level of service 

=Level of service for minor approach, reported for one-way STOP intersections 
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BACKGROUND CONDITIONS 

This Scenario is similar to the Existing Conditions, but with the addition of traffic from the approved 
.developments within the site vicinity. Approved projects consist of developments that are either 
under construction, are built but not fully occupied, or that are unbuilt but have final development 
approval. According to County staff, there currently are no approved projects in the vicinity of the 
project site. Therefore, the traffic conditions for the Background Scenario are essentially the same as 

_.  , .  

., 

_ .  the existing traffic conditions. 
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BACKGROUND PLUS PROTECT 

This Scenario is identical to the Background conditions, but with traffic added from the proposed 
affordable housing development. 

Project Trip Generation 

The proposed affordable housing project consists of the development of a 41-unit apartment complex, 
to be constructed on Lot 1. The project trip generation was estimated based on rates provided in Trip 
Generation, 6" Edition, published by the Institute of Transportation Engineers (ITE). The proposed 
project is expected to generate approximately 272 daily trips, with 21 trips occumng during the a.m. 
peak hour and 25 trips during the p.m. peak hour. The trip generation estimates are shown in Table 
III. 

TABLE m: PROJECT 'l%W GENERATION 

~~~~~ ~~~~~ 

Source: ITE Trip Generation, 6'h Edition. 

Project Trip Distribution and Assignment 

The trip distribution assumptions for the affordable housing development were developed based on 
existing travel patterns, knowledge of the study area and the input from County staff, and shown in 
Figure 4. Traffic is expected to travel to and from the site according to the distribution assumptions 
described below: 

50% will travel to/from the north via Highway 1 
20% will travel to/from the south via Highway 1 
10% will travel to/from the east via Center Avenue 
5% will travel to/from the south via State Park Drive 
5% will travel tohorn the west via Soquel Drive 
4% will travel tohorn the east via Soquel Drive 
3% will travel to/from the west via Seacliff Drive 
2% will travel to/from the west via Sea Ridge Road 
1% will travel to/i?om the north via Sunset Way 

Trips to and from the housing development were assigned to the study intersections based on the 
above distribution assumptions. 

Environmental Review lnkal Study 
ATTACHMENT /%, 16 &F- 
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Level of Service Analysis (Background + Project) 

Figure 5 illustrates the Background plus Project turning movementvolumes. Under this scenario, two 
traffic conditions were analyzed: 1) Parcel A (Mikkelsen Drive) is developed as a through street, and 
2) Parcel A is developed as cul-de-sacs. 

Ifthe project were to be accessed via a cul-de-sac, one that intersects Sea Ridge Road would be 
somewhat more preferable than one that intersects McGregor Drive. The main reason is that speeds 
are lower on Sea Ridge Road (primarily a residential street) than on McGregor Drive, which has a 
speed limit of 40 miles per hour. Also, the sight distance at Sea Ridge Road would probably be better 
than at McGregor Drive because of the horizontal curve to the north of where the culde-sac would 
intersect McGregor Drive. Finally, given the current STOP sign on southbound McGregor Drive at 
Sea Ridge Road, drivers on eastbound Sea Ridge Drive would have the right-of-way and thus easier 
access to the Sea Ridge Road/State Park Drive intersection. 

Based on the trip assumptions mentioned earlier, both conditions are expected to yield the same 
traffic patterns at all study intersections, except for the intersection of McGregor Drive/Sea Ridge 
Road. The results of the LOS analysis are summarized in Table W and detailed calculations are 
provided in Appendix E. 

With the addition of the proposed project trips, the same six study intersections are expected to 
continue to operate at acceptable conditions. The eastbound left-turn movement on Sea Ridge Road 
at State Park Drive is expected to continue to operate unacceptably during the a.m. peak hour. As 
shown in Appendix D, at the Background + Project scenario, the intersection still does not meet the 
Caltrans peak hour signal warrant for urban conditions. 
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TABLE 1% h E R S E C T l O N  LEVELS OF SERVICE - BACKGROUND PLUS PROJECT CONDITIONS 

Note: LOS = Level of Service 
*2000 HCM methodology does not report the overall intersection delay for one-way STOP intersections 
X.X = Average delay for overall intersection in seconds per vehicle 
X = Overall intersection level of service 
(X.X) = Average delay for minor approach in seconds per vehicle, reported for one-way STOP intersections 
(X) E Level of service for minor approach, reported for one-way STOP intersections 
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BACKGROUND PLUS PROJECT PLUS ADJACENT PENDING 

This Scenario is identical to the Background plus Project Conditions, but with traffic added from the 
adjacent pending projects, which include the Church of St. John the Baptist on Lot 2, and potential 
development of Lot 3.  

Project Trip Generation 

Church of St. John the Bautist on Lot 2 
The trip generation assumptions for the Church of St. John the Baptist on Lot 2, were derived based 
on the expected church activity information provided by Church staff. The information includes type 
of activities and the approximate start time and end time during the weekday a.m. and p.m. peak 
periods. With the assumption that all church-goedemployees drive individually, the church is 
expected to generate the highest number of trip on Tuesday with 36 inbound trips during the a.m. 
peak hour, and 30 inbound and 18 outbound trips during the p.m. peak hour. Appendix F shows the 
list of all church activity information and the derived trip generation. 

DeveloDment on Lot 3 
Trip generation assumptions for the development on Lot 3 are based on a traffic study for the Santa 
Cruz County Housing Authority (SCCHA) previously performed by Ergo Engineering (March 24, 
1994 report). In that study, two project alternatives were analyzed for Lot 3: 1) 120-unit motel and 2) 
25,000 square feet ofretail and 16,250 square feet of office. The option of officdretail uses tends to 
generate more vehicular trips than the motel use. Although the Seacliff Village Plan as approved by 
the Board of Supervisors on November 20,2001 rezoned Lot 3 to V A-D (Visitor 
Accommodationflroposed Park Site), this study conservatively assumes all floor area as ‘retail.’ If 
the site is not developed as a park, the allowed uses on Lot 3 includes a hotel, motel, inn, bed and 
breakfast inn, including ancillary restaurant use. 

Note that although the Church’s architect is looking into a possibility of developing a park on Lot 3 
(in conjunction with the Church on Lot 2), the assumption of retail use is considered “conservative” 
because retail tend to generate more kips than a park during the a.m. and the p.m. peak hours on a 
weekday. Based on the trip rates presented in Trip Generation (6“’Edition) published by the Institute 
of Transportation Engineers, the development on Lot 3 is estimated to generate 43 a.m. peak hour 
trips and 154 p.m. peak hour trips (see Table V). 

TABLE % PROJECT TRIP GENERATION FOR LOT 3 
~ 

Daily A.M. Peak Hour P.M. Peak Hour 
Rate Trips I Rate In:Out In Out Total I Rate in:Out In Out Total 

Source: ITE Trip Generation, Gh.Edition. 
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Project Trip Distribution and Assignment 

T h e  trip distribution assumptions for the proposed Church on Lot 2 were developed based on 
information provided by Church staff regarding all current active parishioners. Traffic is expected to 
travel to and from the Church site according to the distribution assumptions shown on Figure 6 and 
described below: 

50% will travel to/from the north via Highway 1 
20% will travel to/from the south via Highway 1 
10% will travel tolfrom the west via McGregor Drive 
7% will travel tolfrom the west via Soquel Drive 
5% will travel to/from the east via Center Avenue 
5% will travel to/from the east via Soquel Drive 
2% will travel to/from the west via Sea Ridge Road 
1% will travel to/from the north via Sunset Way 

The trip distribution assumptions for the retail use on Lot 3 were developed based on existing travel 
patterns, knowledge of the study area and the input from the County staff, and are essentially the 
same as those for the residential use on Lot 1. Traffic is expected to travel to and from the site 
according to the distribution assumptions shown on Figure 4 and described below: 

50% will travel tolfrom the north via Highway 1 
20% will travel to/from the south via Highway 1 
10% will travel to/froin the east via Center Avenue 
5% will travel to/from the south via State Park Drive 
5% will travel to/from the west via Soquel Drive 
4% will travel to/from the east via Soquel Drive 
3% will travel to/from the west via Seacliff Drive 
2% will travel to/from the west via Sea Ridge Road 
1% will travel to/from the north via Sunset Way 

Adjacent pending project trips were assigned to the study intersections based on the above 
distribution assumptions. 

Level of Service Analysis (Background f Project f Adjacent Pending) 

Figure 7 illustrates the Background plus Project plus Adjacent Pending turning movement volumes. 
Under this scenario, two traffic conditions were analyzed: 1) Parcel A (Mikkelsen Drive) is developed 
as a through street, and 2) Parcel A is developed as cul-de-sacs; therefore, the affordable housing site 
(Lot 1) will be accessed via a cul-de-sac connecting to Sea Ridge Road, while Lot 3 (retail use) will 
be accessed via a cul-de-sac connecting to McGregor Drive and a driveway on Sea Ridge Road. 
Based on the trip assumptions mentioned earlier, both conditions are expected to yield the same 
traffic patterns at all study intersections, except for the intersection of McGregor Drive/Sea Ridge 
Road. The results of the LOS analysis are summarized in Table VI and detailed calculations are 

: ~ I  

1 .! 

. provided in Appendix G. 
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With the addition of the adjacent pending trips, six study intersecbons are expected to continue to 
operate at acceptable service levels. The eastbound left-turn movement on Sea Ridge Road at State 
Park Drive is expected to continue to operate unacceptably during both peak hours. As shown in 
Appendix D, the intersection IS expected to meet the peak hour signal warrant during the p.m. peak 
hour. Installation a traffic signal is expected to mitigate traffic congestion problems at this 
intersection. With Parcel A being developed as a through street or cul-de-sacs, the McGregor 
Roadsea Ridge Drive intersection is expected to operate acceptably. -- 

i 5. McGregor Or/Sea Ridge Rd STOP' on 
- SB McGregor Or Approach McGregor (13.0) (B) (16.8) (C) 

-. 
X.X 
X 
(X.X) = Average delay for minor approach in seconds per vehicle, reported for one-way STOP intersections 
(X) 

= Average delay for overall intersection in seconds per vehicle 
= Overall intersection level of service 

- Level of service for minor approach, reported for one-way STOP intersections 
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CUMULATIVE PLUS PROJECT PLUS ADJACENT PENDING 

This scenario evaluates conditions based on forecasted traffic volumes for the Year 2020. Future 
peak hour turning movement volumes in Year 2020 were forecasted based on traffic growth patterns 
in the study area from 1994 to 2002. Traffic at the major intersections has increased by 9 percent 
over the past 8 years, or approximately 1.1 percent per year. This study assumes that traffic in the 
area would increase at a similar annual rate bemeen 2002 and 2020. Trips to/from the adjacent 
pending projects (Church'on Lot 2 and potential development on Lot 3) and the proposed affordable 
housing project were added to the forecasted Year 2020 turning volumes for this scenario. 

Level of Service Analysis (Cumulative i Project + Adjacent Pending) 

Figure 8 shows the forecasted turning movement volumes for Year 2020 plus Project plus Adjacent 
Pending Conditions. Under this scenario, two traffic conditions were analyzed 1) Parcel A 
(Mikkelsen Drive) i s  developed as a through street, and 2) Parcel A is developed as cul-de-sacs. Both 
.conditions are expected to yield the same traffic patterns at all study intersections, except for the 
intersection of McGregor Drive/Sea Ridge Road. 

Table W summarizes the results of the LOS analysis. The detailed LOS calculations are contained 
in Appendix H. Under the Cumulative plus Project plus Adjacent Pending scenario, four of the seven 
study intersections are expected to continue to operate at acceptable service levels. 

The eastbound left-turn movement at the State Park Drive/Sea Ridge Road intersection is expected to 
continue to operate unacceptably during both peak hours. Under this scenario, the intersection is 
expected to meet the peak hour signal warrant during both the a.m. and p.m. Installation a traffic 
signal is expected to mitigate traffic congestion problems at this intersection. The McGregor 
Roadsea Ridge Drive intersection is expected to operate acceptably, whether Parcel A is developed 
as a through street or cul-de-sacs. The Sea Ridge RoadiMcGregor Drive intersection should also be 
signalized given its close proximity to the State Park Drive/Sea Ridge Road intersection. These two 
intersections will need to be very well coordinated through the use of one signal controller. 

The intersection of Soquel Drive 'and State Park Drive is expected to operate at LOS F during the p.m. 
peak hour. Installation of an exclusive right-turn lane on the eastbound Soquel approach is expected 
to improve operating conditions to an acceptable service level. Of the expected increase of 676 trips 
at this intersection by Year 2020, the proposed project is expected to contribute only four trips, which 
accounts for only 0.6 percent (= 4/676). Therefore, the need for mitigation at Soquel Drive/State Park 
Drive is due to other growth in the area and not the sole responsibility of the project. 

The all-way STOP State Park DriveiCenter AvenudSea Cliff Drive intersection is expected to operate 
unacceptably at LOS F during the a.m. peak hour. The recommended mitigation for this intersection 
is to install a traffic signal. Of the expected increase of 427 trips at this intersection by Year 2020, the 
proposed project is expected to contribute only three trips, which accounts for only 0.7 percent (= 
3/427). Therefore, the need for mitigation at Sea Cliff Drive/State Park DriveKenter Avenue is due 
to other growth in the area and not the sole responsibility of the project. 

.~ . 
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TABLE m: wTERSECTIOX LEVELS OF SERVICE - CUMULATIVE PLUS PROJECT PLUS ADJACENT PENDING 

Intersection 

D 87.5 F 

C D 

1. Soqvel DrlState Park Dr Signal 

Signal 
___.-_-.-_I.___-.__-._ - 

~ Add an EB RT Lane ~1 Soquei 

2. Slate Park DrMwy 1 NB Ramp 1 Signal I 40.4 D 1 54.1 

A I 12.7 B I  
4. State Park DdSea Ridge Rd 

Parcel A being developed a5 a through street condition 
5. McGregor DdSea Ridge Rd 

Parcel A belng developed as sul.de-sacs condition 

STOP'on 
~ SB McGregor Dr Approach McGregor (14.7) (6)  (21.6) (C) 

5. McGregor DdSea Ridge Rd I  STOP*^^ I 
Note: LOS = Level of Service 
"2000 HCM methodology does not report the overall intersection delay for one-way STOP intersections 
X.X 
X 
(XX) = Average delay for minor approach in seconds per vehicle, reported for one-way STOP intersections 
(X) 

=Average delay for overall intersection in seconds per vehicle 
=Overall intersection level of service 

= Level of service for minor approach, reported for one-way STOP intersections 
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SITE CIRCULATION 

Site Access, Parking & Internal Circulation 

The proposedproject composes of the development of a 41-unit apartment complex. The County 
parking requirement is 103 spaces (2.5 spacedunit), which include 57 full spaces, 41 compact spaces, 
and 5 handicap spaces. A total of 89 spaces (more than 2 spacedunit) are proposed for the project 
site, which includes 5 handicap spaces. 89 spaces may suffice assuming that no more than one space 
is “assigned” per unit. 

Large trucks entering the lot in the forward direction will probably need to back out of the lot because 
there does not appear to be enough room for a truck to make a “three-point” turn. 



CONCLUSIONS 

In summary, TJKM has reached the following conclusions regarding the proposed affordable housing 
project: 

Currently, the intersections of 1) Soquel Drive/State Park Drive, 2) State Park DriveRoute 1 
Northbound Off-ramp, 3) State Park DriveRoute 1 Southbound Off-ramp, 5 )  McGregor 
Drive/Sea Ridge Road, 6) Mara Vista DrivehIcGregor Drive, and 7) State Park Drive/Center 
Avenue/Sea Cliff Drive, all operate at acceptable level of services. At the intersection 4) 
State Park Drive/Sea Ridge Road, the eastbound left turns have substantial delays during the 
a.m. peak hour. However, this intersection does not meet Caltrans peak hour signal warrant. 

Under the Background, Background plus Project, Background plus Project plus Adjacent 
Pending scenarios, the same six intersections are expected to continue to operate acceptably 
during the peak hours. The eastbound left-turn at 4) State Park Drive/Sea Ridge Road is 
expected to continue to have substantial delays during the peak hours. Under Background 
plus Project plus Adjacent pending, the intersection is expected to meet the peak hour signal 
warrant during the p.m 

Under the Cumulative plus Project plus Adjacent Pending scenario, the intersections of 2) 
State Park DriveRoute 1 Northbound Off-ramp, 3) State Park DriveRoute 1 Southbound 
Off-ramp, 5 )  McGregor Drive/Sea Ridge Road, and 6) Mara Vista DriveMcGregor Drive, all 
are expected to continue to operate at acceptable level of services. The intersections of 1) 
Soquel Drive/State Park Drive, 4) State Park Drive/Sea Ridge Road, and 7) Center 
Avenue/Sea Cliff Drive/State Park Drive are expected to operate unacceptably during the 
peak hours. The recommended mitigation include the addition of an exclusive right-turn 
lane on the Soquel Drive approach for the Soquel DrivdState Park Drive, and the installation 
of a traffic signal for both the State Park Drive/Sea Ridge Road and the Center AvenueISea 
Cliff Drive/State Park Drive intersections. The project is expected to contribute only 0.6 
percent and 0.7 percent of the additional traffic in 2020 at the intersections of Soquel 
Drive/State Park Drive and Center Avenue/Sea Cliff Drive/State Park Drive, respectively. 
Therefore, the need to mitigate these two intersections is due to other growth in the area and 
not the sole responsibility of the project. 

If the project were to be accessed via a cul-de-sac, one that intersects Sea Ridge Road would 
be somewhat more preferable than one that intersects McGregor Drive. 

Prior to the ultimate signalization of the Sea Ridge Road at State Park Drive intersection, 
interim measures may be considered. Using a portion or all of the Transportation Area fees 
paid by the proposed project could fund these interim measures. The following interim 
measures may be considered to reduce delays for the eastbound left-turn movement: 

“Refuge lane” on State Park Drive 
Southbound right-turn lane on State Park Drive 
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MEMO 

November 5,2003 

To: Jack Sohriakoff, Santa Cmz County DPW No. of 
Via e-mail only: dpw140@co.santa-cruz.ca.us Pages: 

From: Gordon Lum TJKM No.: 

Cc: Melissa Allen, Planning Liaison to RDA Jurisdictior 
Carolyn Watanahe, RDA Project Manager 
Karen Saunders, South County Housing 
John Donahoe, RJA and Associates 

4 

159-059 

Santa Crc 
County 

Subject: FOLLOW-UP TO SEACLIFF HIGHLANDS TRAFFIC MEETING ON 11/3/03 

Introduction 

At the November 3, 2003 meeting, I was asked to follow-up on the following issues: 

0 

0 

Present the overall intersection level-of-service for two study intersections. 
Discuss possible signalization of State Park Drivelsea Ridge Road. 
Provide trip generation information for estimating traffic impact fees. 

This memo briefly addresses these three issues. 

Overall Intersection Level of Service 

Environmental Revlew lnltal shdy 
ATTACHMENT / S ,  ?.zAq. c 

APPLICATION r%' - 02w- 

Consistent with the 2000 Highway Capacity Manual methodology, the results presented in 
Truflc Stu+Jor the Affordable Housing Development in Santa Crw County (dated September 
30,2003) indicate only the minor movement level of service (LOS) for the following STOP 
controlled study intersections: 1) State Park Drivelsea Ridge Road and 2) McGregor Drivelsea 
Ridge Drive. However, the printout from Synchro Software (included in the Appendices of the 
9/30/03 Study) does provide an overall intersection level ofservice based on the Intersection 
Capacity Utilization (ICU) methodology, which essentially provides a volume to capacity ratio. 
The intersection LOS provides an indication of how well the all approaches together are 
operating, and not just the highest delay experienced by a minor movement. Table I presents the 
overall LOS for State Park Drivelsea Ridge Road and McCregor Drivelsea Ridge Drive under 
the four study scenarios. 

5960 lnglmod Drive, Suite 1W Pleasanloon. CA 945888535 
9254630611 phone 9254633690 fax w t l k m  ulm 

PLEASANTON 

SANTA ROSA 



November 5,2003 2 Jack Sohriakoff 

TABLE I: INTERSECTION LEVELS OF SERVICE 

- EB Sea Ridge Rd LT 
McGregor DdSea Ridge Rd 

Note: LOS =Level of Service 
*2000 HCM methodology does not report the overall intersection delay for one-way STOP intersections 
XX.X% =Overall Intersection Capacity Utilization (ICrJ) as presented in Synchro Software 
X 
(X.X) = Averagi; delay for minor approach in seconds per vehicle, reported for one-way STOP intersections 
(X) 

The results presented in Table I indicates that although the eastbound left&rn movement on Sea 
Ridge Road at StatePark Drive is expected to continue to operate at LOS F, the intersection as a 
whole is expected to operate at LOS C or better. 

=Overall intersection level of service based on ICU method 

=Level of service for minor approach, reported for one-way STOP intersections 

Although the State Park Drivelsea Ridge Road intersection is expected to operate at LOS C or 
better (based on the ICU method), the intersection is expected to meet the Caltrans peak hour 
warrant starting with the p.m. peak hour under the Background plus Project plus Adjacent 
Pending Conditions. Signalization is the best method to create gaps for the eastbound left-turn 
movement on Sea Ridge Road at State Park Drive that currently operates unacceptably at LOS F 
during the a.m. peak hour even without the project. 
Apart from signalization, the following measures have been considered to reduce delays for the 
eastbound left-turn movement: 



Jack Sohriakoff November 5,2003 3 

“Refuge lane” on State Park Drive 
Southbound right-turn lane on State Park Drive 

We concluded at our meeting on 11/3/03 that these two measures would not adequately provide 
the gaps (in State Park Drive traffic) necessary to substantially improve the LOS F currently 
experienced by the drivers attempting a left-turn from eastbound Sea Ridge Road at State Park 
Drive during the a.m. peak hour. Therefore, signalization of State Park Drive/Sea Ridge Road 
intersection is probably the best method to mitigate the LOS F for the eastbound left-turn 
movement. Our understanding is that the signalization of State Park Drive/Sea Ridge Road 
intersection is included in the County’s Capital Improvement F’rogram (CIP), with the installation 
expected to occur in approximately five years. 

Estimated Trip Generation and TIA Fees 

Although signalization of State Park Drive/Sea Ridge Road is programmed into the County’s 
CIP, the issue of funding the signal needs to bk considered. Table 11, which estimates the 
amount of TIA fees that may be collected, is based on land information provided by Melissa 
Allen in her memo dated November 4,2003. Tttble I1 provides daily trip rates from the Institute 
of Transportation Engineers (ITE) Trip Generation, 6‘* Edition and not from the County’s TIA 
rate schedule. The estimated total T1A fee is based on $400 per daily trip. 

TABLE II!: ESTIMATED TIA FEES 

LAND USE ESTIMATED DAILY TRIPS TIA FEE 

8.23 trips/room x 120 room = 988 $395,200 
Parcel -36 (Site 1-a) HoteVPark 
Visitor Accommodations, Hotel (Code 3 I O )  
Commercial Sales, Service & Repairs (Code 820) 
General OfFices, Professional and Admin. (Code 710) 

40 tripdksf (max) x 24 ksf = 960 
11.01 trips/ksfx 18 ksf= 198 trips 

384,000 
79,200 
2,000 City Park (Code 41 1) 1.59 tripdacre x 2.9 acres = 5 trips 

“Poor Clares” Site: 
Visitor Accommodations, Hotel (Code 3 10) 
Commercial Sales, Service & Repairs (Code 820) 40 trips/ksf(max)x 197 ksf = 7,880 3,152,000 

8.23 tripdroom x 536 rooms = 4,411 1,764,400 

Parcel -35 Church/Residentialf2.55 ac or 11 0,970 sf sitel: 
Institutional, Church (estimate from St. John’s) 
Residential (3,500 sf single family lots, Code 210) 
Residential (3,000 sf mult-family lots, Code 220) 

84 trips on busiest weekday (Tue) 33,600 
118,800 
98,000 

9.57 tripshome x 31 homes = 297 
6.63 tripdunit x 37 units = 245 

3q.3 5 Notes: ATTACHMENT / 
Max=Maxirnum rate for non-residential use is 40 daily trips per 
Ksf=1,000 square feet; sf;square feet. 

Code=Land Use Code from ITE Trip Generation, 6‘” Edition. 
Net developable area of the of the “Poor Clares” site is assumed to be one-third of 590 ksf 

The proposed Seacliff Highlands project is expected to pay approximately $1 12,000 in TIA fees 
With the total cost of designing and constructing a traffic signal being as high as $400,000, 

EXHIBIT 



Jack Sohriakoff November 5,2003 4 I 
additional funds are clearly needed to fund a signal at State Park Drivelsea Ridge Road. Based 
on the results of Table 11, the HotelE‘ark parcel may generate $2,000 to $395,000 in TIA fees, 
while the adjacent Church/Residential parcel may generate $33,600 to $1 18,800. The Poor 
Clares site has the potential to generate as much as $3 1 million. 

TIA fees are typically split evenly between Roadside Improvement Fees and Transportation 
Improvement Fees, which can be used for signal installations. If approximately $50,000 of the 
$ I  12,000 is designated for the signalization of State Park Drive/Sea Ridge Road, as much as 
$700,000 in TIA fees may be needed in order to provide the additional $350,000 that may be 
needed to signalize the intersection. 

Based on the daily trip generation presented in Table 11, it is clear that a signal will not be 
warranted at State Park Drive/Sea Ridge Road with a development of a park on the Hotel/Park 
site. Based on the Caltrans signal warrant graph provided in the Appendix D of the 9/30/03, a 
signal would not be warranted until the volume on the Sea Ridge Road or Poor Clares approach 
increases to approximately 300 vehicles per hour (from 202 in the a.m. and 235 in the p.m. on 
Sea Ridge), assuming the total peak hour volume on State Park Drive is 1,000 vehicles for both 
approaches. 

Hope this information is helpful. Please note that we had some “typos” in our 9/30/03 study. 
The third paragraph on page 1 (Summary) should read “LOS F” rather than “LOS E”. 
Furthermore, the last two sentences of the paragraph on page 20 should be deleted. Hopefully, 
these typos did not cause much confusion. Please call with your questions or comments. 

Jurisdiction\santa cruz county~9-162hll1503 jack.doc 
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18:05:50 Mon Nov 24,  2003 
- 11/24/03 DS9 COUNTY OF SANTP. CRUZ - 3.1 

18:05: 40 BROWSE DISCRETIONPAY APPLICATIOY COMMENTS 
I -3.LPDR38 5 

P.LSDR385 

APPL.NO: 03-0276 REVIEW AGENCY: DPW ROAD ENGINEERING 
SENT TO PLNR: 11/24/03 REVIEWER: JRS 
ROUTING NO: 3 VERSION NO: 1 

CO~,~F~~S:---------------------------------------------------------------------- 
COMPLETENESS COMMENT: 

Project informacion is sufficient to determine complete 
application. 

MISCELLANEOUS COMMENT: 

REVIEW ON NOVEMBER 24, 2003 BY ,TACK 4 SOHXAKOFF ========= ___-_---- -_ ____--_ 

REVIEW ON NOVEMBER 24, 2003 BY JACK R SOHRIAKOFF ========= _____---- _____---- 
The memo from TJXM dated November 5, 2003, provides sufficient 
information to proceed with the project application. No 
additionai mitigation measures are warranted for the project 
Impacts. An analysis of the potential rreasures to improve the 
left turn movemenTs from Sea Ridge to State Park determined that 
these possible improvements could not be implemented due to 
. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  
NO PREVIOUS COMMENTS. PF11-SCROLL COMMENTS FORWARD 
PF7/8=PREV/NXT AGCY 10/11=PAGE COMM THIS RTNG 12/13=OTHER RTNGS-THIS AGCY 



18:05:55 Mon Nov 24, 2003  

I 11/24/03 DS9 COUKTY CF SANTA CRUZ - 5.1 I-ALPDR385 
ALSDR385 18: 05: 47 BROWSE DISCRETIOSARY APPLICATION COMMENTS 

APDL. NO: 03-027 6 REVIEW AGENCY: DFW ROAD ENGINEERING 
S E W  TO DLNR: 11/24/03 REVIEW33: ZRS 

CO~~.1ENTS:---------------------------------------------------------------------- 
physical conscrairts (addition of right turn lane frorr State Fark 
onto Sez Ridqe) or the necessity to maintain left tlirns ini-o rhe 
Poor Clares site (merge lane for left turns from Sea Ridge to 
State Park Drive). The TJKM mea0 indicates that the overall 
intersection Level of Service (LGS)  is acceptable a r d  is not 
impacted by the proposed proje'zt. It is recommended that the 
project be conditioned to pay Apzos Transportation Improvemen- 
Area (TIA) fees to offset potential cumulative project impacts. 
There is a Capital Improvement Project listed in the County's CIP 
for a traffic signal at t t .e  intersection of State Park Drive/Sea 
Ridge within the next five years. The TIA fees can be utilized to 
help fund this improvement. Additional analysis will r.eed to be 

XIOUTING NO: 3 V3RSION NO: 1 

PF7/8=PREV/NXT AGCY 10/11=PAGE COMM THIS RTNG 12/13=OTHER RTNGS-THIS AGCY 
PF19-rmEVIOUS SCREEN PA2-EXIT 



18:65:58 Mon NOV 24, 2 0 0 3  

I i1/24/03 O S 9  COUNTY OF SPWTA CRUZ - 3.1 I-ALPDR385 
18: 03: 51 BROWSE DISCRETIONARY P.PPLICATION COMMENTS ALSDR3 8 5 

APPL.NO: 03-0276 ZEVIEW AGZNCY: DPW ROAD ENGINEERING 
SENT TO PLNR: 11/24/03 REVIEWER: J R S  

ROUTING NO: 3 VERSION YO: 1 
COMMENTS:---------------------------------------------------------------------- 
completed prior to committing to this traffic signal project dLe 
to outside constraints with the Highvvay 1 offramp traffic signal 
and the Union Pacific Railroad tracks. Please contact me at x2392 
if you have any questions. 

PF7/8=PREV/NXT AGCY 10/11=PAGE COMM THIS RTNG 12/13=OTHER RTNGS-THIS AGCY 
PF19-PREVIOUS SCR!IEN PA2-EXIT 
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Santa Crmz Metropolitan 
Transit District 
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f?!3==- METRO 

Santa CNZ Metropolitan Transit District 
Facilities Maintenance Department 
370 Encinal, Suite 100 

' Santa Cruz, Ca. 95060 

Date: September 22,2003, 

Street: McGregoriSearidge. 

Planner: M. Allen 

APN: 38-081-34 

Applicant: South Couty Housing 

Project: Seacliff Highlands 

Request: Improve bus stop at SearidgeiMikkelson Drive 

The Santa Cruz Metropolitan Transit District requests the following Transit Improvements as a condition of 

The Transit District is requesting that this development improve the bus stop on Searidge as a condition of 
this project. The bus stop shall be constructed in compliance with the ADA, sheltered and connected to the 
public way. The District will provide specification for the transit improvement upon request. 

If you have any further questions please feel free to contact me at 426-6080. 

approval: 

Sincerely, 

David J. Konno 

Manager of Facilities Maintenance 

SCMTD 

Encinal Street, Suite 100, Santa Cmz. C A  
2- Y(i 

95060 (831) 426-6080 FAX (8311 426-6117 
ik!?TRO OnLine at http:?''www.shtd,com 

http:?''www.shtd,com


SEACLIFF HIGHLANDS, APTOS 
PARKING MANAGEMENT PLAN 

(All Provisions to be further stipulated in the Seacliff Highlands House Rules) 

Summay: 

This Parking Program is developed in conjunction with South County Housing’s request 
for a reduction in required parking spaces from the County standard of 2.6 spaces per 
unit. This requirement is made pursuant to the “Residential Density Bonus and 
Affordability Incentive” section of the County Code (13.10.390-13.10.397). South 
County Housing has designed the program to ensure that the provision of 2.2 spaces per 
unit will adequately serve parking needs of all future residents. The request for 2.2 
spaces per unit is further supported by a parking survey conducted by South County 
Property Management Corp. of similar affordable developments 

Distribution of Residential Parking Spaces: 

The site plan accommodates 89 parking spaces: 81 located on site for residents and 8 
guest spaces located on the street. The parking spaces are allocated for use as follows: 

0 

Every attempt will be made to provide parking close to resident’s apartme&vi,,i,n,,,taI Review lnfial st, 

8 spaces for 6 one-bedroom units. Each one-bedroom apartment will be allotted one 
parking space with an additional 2 spaces available as needed. 
68 spacesf or 34 two and three-bedroom units. Each two and three-bedroom unit can 
request up to two parking spaces. 
8 spaces for Guests. If a guest is going to be overnight they will be required to get a 
guest parking pass. 
5 Handicap spac es, Assigned to residents as needed. 

Reserve Parking: &rjiui_{~,/?$T1QN 

The site plan accommodates 16 reserved parking spaces that will not be built out at time 
of construction but held in reserve if at some future date additional parking is deemed 
necessary. 

Other parking-related rules: 

t All cars must be parked in the proper marked spaces for the particular unit. 
t Seacliff Highlands Apartments will issue parking decals to all tenants who request to 

park cars on the property and each tenant shall be required to place the decal on a 
visible location of their vehicles at all times. 



+ Only operable and street legal cars will be allowed on the property. Car repair will 
not be allowed on the property. Inoperable or illegal vehicles will be towed. 

+ Residents are responsible for oil spills in their parking space and will be charged for 
any necessary clean up. 

+ All cars on site must be registered in the name of the particular tenant. 
+ All cars on site must provide proof of insurance. 
+ Vehicles are not to be washed or repaired on Seacliff Highland’s property. 
+ Double parking will not be allowed and double-parked cars will be towed at the 

vehicle owner’s expense. 
+ All parking policy violations will be treated as a violation of the lease and will be 

subject to the same warning and appeal process as other lease provision violations. 

d S( 
EXHIBIT 6: 



Parhng Survey of SCH Family Apartments 

Proposed Project 
Seacliff Highlands, 
McGregor/Sea Ridge, Aptos 

Project: Seacliff Highlands, Aptos 

PARKING SURVEY DATE 
Completed by: Mary Lou Mazzone 

40 84 2.2 

21-Jun-03 23-Jun-03 25-Jun-03 

Vista Verde, Freedom 
% Usage 

Project Name and 
Location: 

I I I I I 

76 177 2 3  157 154 152 
88.7% 87.0% 85.9% 

Watsonviile 
% Usage 

28 50 1.8 50 50 50 
100% 100% 100% 

Tierra Linda, Watsonville 
% Usage 

18 45 2 5  36 30 31 
80 0% 66 7% 68 9% 

Monterra Village, Giiroy 
% Usage 

The Redwoods, Gilroy 
% Usage 

*South County Housing Developments 

. 
34 62 1 8  57 50 48 

91 9% 80 6% 77 4% 

24 63 2 6  41 52 52 
65 1% 82 5% 82 5% 
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ARNOLDSCWWARZENEGGDR Gam k STATE OF CALIFORMA4USMES.S. TRANSPORTATION A W  HOUSING AGEh’N 

DEPART WENT OF TRANSPORTATION 
50 MGUERA STREET 
SANLUIS 013ISP0, CA 93401-5415 
PHONE (805)549-3111 
FAX (805) 419-3329 
TDD (805) 549-3259 Flex yourpow’  
hrto~//www.dot.gov/dldist05 Be ewgy eflaent 

Ja..uary 13,2004 SCR-001-10.54 
SCH# 2003 12203 1 

Melissa Allen 
Planning Department 
County of Santa Cruz 
70 L Ocean Street 
Santa Cruz, CA 95060 

SLCBJECT: Seacliff Highlands Housing MND Comments 

Dear Ms. Allen: 

Th: California Department of Transportation (Department) District 5 has reviewed the Mitigated 
Negative Declaration (MND) for the proposed Seacliff HighIands Housing. The 2.5-acre project 
sit{: is located off Mikkelsen Drive in the unincorporated Aptos area southwesterly of the 
inkrchange of Route 1 at State Park Drive. The project proposes the development of forty (40) 
affxdable housins units. District 5 staff offers the following comments for your consideration: 

1) The Department is responsible for the safety, operations, and maintenance of the State 
highway system pursuant to the California Streets and Highways Code. While it is 
appropriate to apply the County’s level of service (LOS) standards to the County roadways, 
OUT Department’s LOS policies should be used in the traffic analysis to determine the 
significance of the project’s traffic impact to the State highway system. Our Department 
endeavors to maintain a target LOS at the transition between LOS C and LOS D (Le. not 
worse than LOS C) on State highway facilities. Therefore, the traffic analysis in the MND 
should be revised accordingly. 

2) The Traffic Study dated September 30,2003 (Attachment 18) and Follow-up Memo dated 
November 5,2003 (Attachment 8) indicate that the applicant will be required to pay 
Transportation Improvement Area (TIA) fees towards the costs to install a traffic signal 
at the intersection of State Park Drive and Sea Ridge Road. The costs for this future traffic 
signal should include the necessary hardware (conduits) for signal coordination with the 
State-controlled traffic signal at the Route 1 Southbound Off-Ramp/State Park Drive 
intersection. The timing of the new signal installation should be done in consultation with 
District 5 staff. 

Environmental Review Mal Study 
ATTACHMENT ’L3; ’ I A I/; 
APPLlCATlON 0 :3--OLTk. 
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Serrcliff Highlands Housing MND Comments 
County of Santa Cruz Letter- January 13,2004 
Page 2 

3) Regional access to the project site will be provided from Route 1 via the interchange at 
State Park Drive. Based upon the project trip generation and project trip distribution 
information in the Traffic Study, this project will add more traffic trips to Route I, which 
already experiences heavy congestion. Therefore, this project will contribute to cumulative 
traffic impacts on Route 1. 

A Project Study Report PSR) has recently been completed by our Department for the 
Route 1 conidor between State Park Drive and Momssey Boulevard in order to identify 
feasible improvements to address existing and future traffic operations on Route 1. The 
improvements identified in this PSR include the widening of Route 1 ikom four lanes to six 
lanes with improvements at six interchanges, including the interchange at State Park Dnve. 

To mitigate for the cumulative traffic impacts of t h s  project upon the State highway system, 
the City should condition the applicant to pay a ‘‘W share” towards the cost of the Route 1 
improvements identified in the PSR The payment of a “fair share” contribution towards 
these improvements should render the project’s contribution to Route 1 to less than 
cumulatively considerable levels in accordance with Section 15064 of the California 
Environmental Quality Act (CEQA) Guidelines. 

Since this “fair share” fee is specifically intended for a State highway improvement, proof 
of payment of this fee should be provided to the District 5 Development Review Branch as 
part of the project’s mitigation monitoring progam. The amount and method used to 
calculate ~s “fair share” should be made in consultation with District 5 staff. 

The District 5 Development Review Branch would like to receive a copy of the responses to 
our comments and/or the Final MATI document In addition, we would like to request a copy of - 
any subsequent notices and reports on this project as well as the Final Conditions of Approval. 
If you have any questions, you may call me at (805) 542-475 1. 

Sincerely, 
Environmental Review initai Study 

ATTACHMENT :L3, Z z5& Y 
APPLICATION 6 5  -0 L ’ 3  b 

Mke GaliziO 
District 5 Development Review Branch 

cc Tom Bums, County Planning; Jack Sohriakoff, County Public Works; Sean Co, SCCRTC; 
David Murray, District 5 Planning; Roger Barnes, District 5 Traffic Operations; 
Abe Delgado, District 5 Electrical Operations 

? 

m 
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January 6,2004 

Planning Department 
County of Santa C w  
701 Ocean Street, Fourth Floor 
Santa Cruz, CA 95060 

To Whom It May Concern: 

I am commenting on the proposed development at the intersection of McGregor Drive and 
Searidge Road in the Seacliff area of Aptos also known as Application Number 03-0276. 

I am concerned about a small area of wetland that is located on the parcel close to McGregor 
Drive. Each winter I see ducks using this area for resting and feeding. The area was recently 
degraded by vehicles but still contains water and wetland vegetation. I drive past this area five 
days a week in the morning on my way to work. 

I propose that a small wetland area be incorporated into the landscaping of the new development. 
I am not opposed to the proposed housing project but I urge you to make an accommodation for 
the wildlife that uses this land. 

Sincerely, 

Nancy Loc 
101 Kelp Lane (Seaclifo 
Aptos, CA 95003 

685-8728 





C O U N T Y  O F  S A N T A  C R U Z  
Discretionary Application Comments 

Pmjeet Planner: Me1 i ssa A1 1 en 
Application No.: 03- 0276 

APN: 038-081-34 

Date: January 28, 2004 
Time: 19:48:38 

Page: 1 

Environmental Planning Completeness Comments 

REVIEW ON AUGUST 8, 2003 BY KENT M EDLER ========= The fol lowing comments __--_____ _________ 
are i n  re la t i on  t o  sheet C1 o f  the p ro jec t  plans: 

1. Show a l l  proposed contours. 

2. Show f in ished pad elevations 

3. Show several N-S and E-W cross-sections t h a t  run from property l i n e  t o  property 
l i n e .  

4. Show grades along Mikkelsen Drive, so t ha t  i t i s  c lear  how the subdivision grad- 
ing  t i e s  i n t o  Mikkelson Drive. 

UPDATED ON OCTOBER 2, 2003 BY KENT M EDLER ========= None o f  my previous 
comments have been addressed on re-submittal dated September 24,2003. 

comments have been adequately addressed. 

Winter grading i s  approved, w i t h  the  condi t ion t ha t  a l l  storm dra in  work i s  com- 
pleted by October 15. 

----____- __--_____ 

UPDATED ON NOVEMBER 12, 2003 BY KENT M EDLER ========= My August 8. 2003 ----____- __--_____ 

Environmental Planning Miscellaneous Comments 

REVIEW ON AUGUST 8. 2003 BY KENT M EDLER ========= _________ _________ 

The fol lowing comments are i n  re la t i on  t o  sheet C 1  o f  the  p ro jec t  plans: 

1. Show a l l  top o f  curb and f low l i n e  elevations a t  a l l  BC. EC. and angle po in ts  for 
a l l  curb and gu t te r .  

2. Show typ ica l  s t ruc tu ra l  section de ta i l  

3.  The plans need t o  be stamped by the C i v i l  Engineer. 

4. Add a rev is ion box t o  a l l  plans tha t  show the date the plans were drawn, who drew 
the plans and dates o f  a l l  revis ions t o  the  plans. 

5 .  Show inve r t  and f l ow l i ne  elevations o f  a l l  i n l e t s  

6. A s o i l s  report  plan review l e t t e r  w i l l  be required once a l l  o f  the  comments have 
been addressed. 

7 .  Sections A-A and B-8 are not c lear as t o  what they are t r y i n g  t o  show. What i s  
embedment depth, width, thickness, mater ia ls,  etc.? 

Pr io r  t o  bu i ld ing  permit approval: 

1) Please ind icate the s o i l s  engineer o f  record, contact i n f o  & reference the s o i l s  

UPDATED ON AUGUST 8 ,  2003 BY ROBIN M BOLSTER ========= _________ __-______ 
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report prepared f o r  the p ro jec t  on the t i t l e  page 

2) Please ind icate the p ro jec t  a rbor is t ,  contact i n f o ,  and reference a rbor is t  report  
prepared f o r  t h i s  p ro jec t  on the t i t l e  page. 

3) Please revise Plant ing Legend on Sht L2 o f  Landscape Plan t o  ind icate t o t a l  num- 
ber o f  proposed t ree  species i n  re la t i on  t o  the number o f  t rees t o  be removed. 

UPDATED ON OCTOBER 2. 2003 BY KENT M EDLER ========= None o f  the  previous 
comments have been addressed i n  the September 24,2003 re-submittal . 

UPDATED ON OCTOBER 2. 2003 BY ROBIN M BOLSTER ========= 

Although not required a t  t h i s  stage, i t should be noted t h a t  the  plans dated 9/19/03 
do not r e f l e c t  any o f  miscellaneous comments from the  f i r s t  review. 

UPDATED ON NOVEMBER 12, 2003 BY KENT M EDLER ========= Addit ional misc. 
comments : 

1. Show a cross sect ion o f  the  grass swale behind bu i ld ings A, B ,  C, and D.  Also 
show more c lea r l y  how the swale interfaces wi th  Mikkelson Drive.  

2.  Winter grading i s  approved, w i t h  the condi t ion t h a t  a l l  storm dra in  work i s  com- 
p le ted p r i o r  t o  October 15. 

_________ ____-____ 
__---____ ____-____ 

_________ _----____ 

Long Range Planning Completeness Comments 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR THIS AGENCY 

w i th  General Plan designation o f  Urban High density res ident ia l  w i th  a density bonus 
as allowed under Co Code Section 13.10.390 e t  seq. The other incent ive allowed under 
the ordinance has not been speci f ied.  The proposed parking deferral  i s  also consist-  
ent w i t h  the provisions o f  CC Section 13.10.550 e t  seq. 

Pr io r  t o  issuance o f  a bu i ld ing  permit, an Affordable Housing Par t i c ipa t ion  Agree- 
ment w i l l  be required t o  designate 8 un i ts  as af fordable under the Measure J pro- 
gram. This based on the  number o f  un i ts  t h a t  could be b u i l t  a t  3000 s f / u n i t  (36 
un i ts  x 20% = 7 . 2 ,  = 8 un i t s ) .  

UPDATED ON OCTOBER 14, 2003 BY STEVE D GUINEY ========= Applicant l e t t e r s  
dated September 16 and September 22, 2003 request waiver o f  spec i f i c  s i t e  standard 
(20 foot f r on t  setback), which i s  consistent w i th  Co Code SEction 13.10.390 e t  sec. 

UPDATED ON OCTOBER 14, 2003 BY STEVE D GUINEY ========= 

REVIEW ON JULY 22, 2003 BY MARK M DEMING ========= Project  i s  consistent _________ ------___ 

_________ -----____ 

-----____ _----____ 

Long Range PLanniOg Misfellaneow Comments 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON JULY 22. 2003 BY MARK M DEMING ========= -----____ _----____ 
NO COMMENT 

Dpw Drainage Completeness Comments 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR THIS AGENCY 
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REVIEW ON AUGUST 13. 2003 BY DAVID W SIMS ========= _________ _________ 
Standard detention o f  runof f  maintaining the 10-year, 15-min pre- development 
release ra te  i s  a minimum requirement. A fu tu re  maintenance agreement w i l l  be re-  
quired. Higher detention requirements may be placed pending rece ipt  o f  ex is t ing  
capab i l i t i es  o f  offsite/downstream drainage in f ras t ruc tu re .  BMP's may serve as a 
por t ion  o f  t h i s  detention system, but need t o  be presented i n  de ta i l  t ha t  
demonstrate t h e i r  effectiveness. There i s  i n s u f f i c i e n t  information on the  o f f s i t e  
stormdrain system t o  which t h i s  pro ject  i s  connecting. Please provide capacity i n -  
formation f o r  the  downstream receiv ing stormdrain system wi th  consideration o f  f u l l  
bu i ld-out  f o r  the  e n t i r e  receiv ing drainage area. Some upgrades have been recent ly 
made downstream and t h i s  should be re f lec ted  i f  re la ted.  

Is Canterbury Rd./Mikkelsen Drive t o  remain p r i va te  o r  w i l l  i t  be accepeted by the 
County f o r  maintenance? 

It i s  not c lear  from the  plans what i s  being proposed f o r  runof f  m i t iga t ion .  C i v i l  
Sheet C1. 7/10/03 - Preliminary Grading Plan shows some drainage system de ta i l s ,  but 
i s  incomplete. What i s  the s t ructure adjacent t o  the parking entrance? 

What runo f f ,  i f  any crosses the  north property l i n e .  
such runof f?  

Is there any need t o  in tercept  

The landscape plan, Archi tect  Sheet L1. shows roo f  rainwater bubblers located w i th in  
the  bioswales and refers  t o  the C i v i l  Plans f o r  de ta i l s .  Nothing was found i n  the 
C i v i l  Plans incorporating roo f  runof f  bubblers. This i s  a v a l i d  form o f  s i t e  runof f  
control  and i s  encouraged. Please coordinate the plans between the two design f i r m s .  

Due t o  locat ion i n  a coastal zone, s i t e  runo f f  must be t reated f o r  o i l  and s i l t  con- 
taminants. Please provide a common treatment system eas i l y  accessible f o r  fu ture 
maintenance and inspection. A fu tu re  maintenance agreement w i l l  be required. BMP's 
may serve as a por t ion  o f  t h i s  treatment system, but need t o  be presented i n  de ta i l  
t ha t  demonstrate t h e i r  effectiveness. 

general information: Construction a c t i v i t y  resu l t ing  i n  a land disturbance o f  one 
acre o r  more, o r  less than one acre but par t  o f  a larger  common plan o f  development 
o r  sale must obtain the  Construction A c t i v i t i e s  Storm Water General NPDES Permit 
from the State Water Resources Control Board. Construction a c t i v i t y  includes c lear-  
ing.  grading, excavation, s tockpi l ing,  and reconstruction o f  ex is t ing  f a c i l i t i e s  i n -  
volv ing removal and replacement. For more information see: 
h t t p :  / /w .swrcb .ca  .gov/stormwtr/constfaq. html 

fee w i l l  be assessed on the net increase i n  impervious area. The fees are current ly  
$0.85 per square f oo t ,  and are assessed upon permit issuance. 

Please c a l l  the Dept. o f  Public Works, Stormwater Management Section, from 8:00 t o  
12:OO am i f  you have questions. ========= UPDATED ON OCTOBER 8. 2003 BY DAVID W SIMS 

Addit ional comment i s  given t o  c l a r i f y  what i s  needed, and i n  response t o  faxed com- 
ments received from F e l i x  Jacobs o f  RJA on 10/7/03: 

The applicant has not responded adequately t o  most o f  the  previous comments. These 

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  For the applicants 

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  A drainage impact 

2nd Routing: _________ -________ 
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items w i l l  be required t o  be addressed w i th in  the plans before discret ionary ap- 
proval w i l l  be given from Stormwater Management review, and may not be addressed as 
verbal o r  faxed responses t o  review comments. Please review a l l  p r i o r  comments 
before your next submittal and be sure t h a t  there i s  complete information provided 
on the plans i n  response. A formal w r i t t en  drainage report  and de ta i l s  o f  assess- 
ments should be used as supplement where information cannot be provided on plans 

For the  discret ionary leve l ,  p ro jec t  review w i l l  focus p r imar i l y  on the o f f - s i t e  as-  
sessment a s  a means o f  i den t i f y i ng  and determining the scope o f  requi red drainage 
improvements and mi t iga t ion .  This w i l l  i n  general, require well-developed (i .e. 
f i n a l  1 o f f - s i t e  assessment and calculat ions.  On-site drainage proposals w i l l  not be 
expected t o  be f u l l y  detai led,  developed or  calculated a t  t h i s  stage o f  the  p ro jec t .  
However, the plans should c l ea r l y  designate area boundaries w i t h in  the  property and 
spec i f i ca l l y  note types o f  dra inageh i t i ga t i on  measures where they w i l l  be imple- 
mented. Deferral and loose in tent ions i n  place o f  t h i s  on -s i te  planning w i l l  not be 
accepted. 

Preliminary on-s i te  calculat ions,  re fer red t o  by RJA, have not been received w i th  
plan submittals. These should be submitted i f  they are useful i n  supporting the 
scope and extent needed f o r  planned on-s i te  improvementslmitigation. 

The response t o  i tem 4 from the 1s t  rout ing comnents misinterpreted the  question 
asked due t o  lack o f  c l a r i t y  i n  the  question's wording. The inqu i ry  i s  for  o f f - s i t e  
runof f  moving across the  north property boundary onto the proposed pro jec t .  

Your p ro jec t  w i l l  be reviewed f o r  compliance w i th  a l l  General Plan drainage po l i c i es  
a t  the discret ionary stage. It w i l l  also be reviewed f o r  adherence t o  the Public 
Works Design C r i t e r i a  t o  the extent feas ib le  w i th  the  reduced leve l  o f  on-s i te  
de ta i l  required. Refer t o  items 1 through 5 below, and t o  Section 7.23 - Drainage, 
o f  the County General Plan f o r  the  f lood control  and drainage po l i c i es :  
h t t p :  llsccountyO1 .co. santa-cruz.ca .us/planning/PDF/generalplan/toc.pdf 
h t t p :  llsccountyO1 .co. santa-cruz.ca .us/planning/PDF/generalplan/Chapter7. pdf 

1) Per County General Plan, 7.23.1, new discret ionary development pro jects  are re -  
quired t o  provide both on and o f f - s i t e  improvements t o  a l l e v i a t e  drainage problems 
BEFORE considering on-s i te  detention o f  storm water. On-site BMP's can serve t o  meet 
a por t ion  o f  t h i s  requirement. However, they cannot be deferred t o  a status o f  " i f  
necessary t o  provide addi t ional  treatment". rather they must be used as the  i n i t i a l  
means of drainage control  and treatment. O f f s i t e  improvements may also be required 
pending resu l ts  o f  o f f s i t e  assessment. 

2) Per County General Plan, 7.23.2 you need t o  note/show on the  plans how your ap- 
p l i c a t i o n  minimizes impervious surfaces, o r  uses a l ternate mater ia ls 

3) County General Plan, 7.23.3 addresses the  condit ions under which detention may be 
used. The selected design storm w i l l  be determined from the resu l ts  o f  o f f s i t e  as-  
sessment and the extent and effectiveness o f  non-detention control  methods u t i l i z e d .  
This assessment i s  t o  be undertaken a t  t h i s  time. 

4) Per the County General Plan, 7.23.4. f o r  any proposed development projects w i t h i n  
the County Urban Services Line a drainage impact assessment and engineered drainage 

2 b  I 
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plan i s  required. Your p ro jec t  i s  w i t h i n  the County Urban Services Line. The impact 
assessment i s  required now, and the  engineered drainage plans should now show a f u l l  
leve l  o f  planning, whi le f u l l  on-s i te  engineering may be provided a t  l a t e r  stages. 

5)  The County General Plan, 7.23.5, requires runof f  control  improvements, o i l  grease 
and s i l t  t raps,  and maintenance. Your plans do not completely ind icate t h i s  as 
planned. 

The previous work performed by I f l a n d  Engineers as pa r t  o f  the minor land d i v i s i on  
was completed i n  the mid-90's and i s  no longer accepted as current and va l id .  a l -  
though i t  may s t i l l  prove t o  be useful .  Many years have passed and many large storms 
have occurred since I f l a n d ' s  previous analysis.  County design c r i t e r i a  have changed. 
Some improvements have been made t o  the downstream system, whi le other sections may 
have decayed or  been damaged. The County Public Works Department does not have a 
formal inventory o f  the  drainage in f ras t ruc tu re  i n  t h i s  area o f  the  County. What 
records are avai lab le  are fragmented and outdated. A pipe sect ion was recent ly re -  
placed under Center Ave. as par t  o f  the Resurrection Church p ro jec t .  Use o f  any 
sources o f  information must be reviewed f o r  accuracy, currency, and confidence t o  
the sa t i s fac t ion  o f  the current f i rms,  and presented w i th in  these f i r m s '  own profes- 
sional work product. 

Provide a comprehensive assessment o f  the  adequacy o f  the downstream drainage sys- 
tem. Adequacy assessment i s  t o  include both capacity and condi t ion.  This assessment 
w i l l  need t o  also account f o r  contr ibutory upstream drainage areas rout ing i n t o  the 
drainage system. This assessment i s  done f o r  the purpose o f  i den t i f y i ng  p ipe l ine  
res t r i c t i ons  and/or poor condit ions t h a t  may ex i s t  below the County standard, and 
w i l l  be used t o  set on-s i te  detention reauirements s t r i c t e r  than the  Countv standard " ~~~ 

~ ~~ 

i f  needed. For drainage in f ras t ruc tu re  i r i  non-serviceable o r  poor condi t ion,  re-  
placement may be requi red. 

I f  you have questions regarding these requirements, o r  want access t o  the l i m i t e d  
records i n  the County's f i l e s  you should c a l l  o r  set  an appointment t o  meet wi th  
s t a f f .  Please c a l l  the  Dept. o f  Public Works. Stormwater Management Section, from 
8:OO t o  12:OO am. ========= UPDATED ON NOVEMBER 14. 2003 BY DAVID W SIMS ========= 
Thi rd  Routing: 
A prel iminary stage drainage report  was submitted on 10/31/03 t o  DPW and has 
received review. This review was followed w i th  an engineering meeting w i th  F e l i x  
Jacobs o f  RJA t o  discuss the  report  on 11/13/03. Detai led review of routed minor on- 
s i t e  plan sheet updates was not performed a t  t h i s  time. and w i l l  be done fol lowing 
acceptance o f  the report .  

S ign i f i can t  issues t o  be addressed f o r  the next report  submittal fo l low:  

1) Perform the condi t ion assessments f o r  the  stormdrain system. RJA has suggested 
videotaping most o f  the reaches as a more e f f ec t i ve  method, and one t h a t  f a c i l i t a t e s  
access. The County concurs, 

2) Provide calculat ions inc lus ive o f  the 10-year storm event. 

3) Expand upon the Conclusions and Solutions sections o f  the report ,  such tha t  sys- 
tem problems are c l ea r l y  stated and can be compared/ranked i n  t h e i r  sever i ty  f o r  



Discretionary Comments - Continued 

f i o j d  m e r :  Me1 i ssa A1 1 en 
ApplicationNo.: 03-0276 

APN 038-081-34 

Date: January 28. 2004 
Time: 19:48:38 

Page: 6 

purposes o f  i den t i f y i ng  potent ia l  m i t iga t ion .  

4) Numerous f i n e r  report  de ta i l s  were discussed d i r e c t l y  w i th  Mr. Jacobs including 
plan sheet notations/presentation. and are t o  be resolved as pa r t  o f  the  next sub- 
m i t t a l .  ========= UPDATED ON DECEMBER 1. 2003 BY DAVID W SIMS ========= 2nd Drainage 
Report Review: (from 3rd rout ing) 
The content and f indings o f  the 2nd d r a f t  drainage report  from RJA. submitted i n  
person 11/18/03. has been reviewed and accepted as complete i n  meeting the require-  
ments f o r  capacity analysis o f  downstream drainage system. To date, required condi - 
t i o n  assessments o f  t h i s  system have not been made, and w i l l  be deferred f o r  l a t e r  
submittal per i tem 2 below. 

I n  general the  capacity study o f  the  stormdrain system found the system t o  have 
capacity wel l  below County standards throughout i t s  studied length. This i s  
p r imar i l y  due t o  res t r i c t i ons  w i th in  the  State Parks owned access r ight-of-way, and 
t o  a lesser degree w i th in  the Ca l  Trans r ight-of-way. Addit ional reviewer invest iga- 
t ions  showed t h a t  improvements t o  the  most res t r i c ted  stormdrain reaches could i m -  
prove hydraul ic funct ion o f  unimproved intermediate reaches t o  an extent t ha t  they 
would then be found t o  meet, o r  nearly meet, County capacity standards. 

These study f indings generate the  fo l lowing requirements f o r  the proposed pro jec t :  

1) The on-s i te  detention requirement i s  s t r i c t e r  than the County standard, and i s  t o  
l i m i t  the allowable release ra te  t o  the pre-development 5-year storm discharge. Re- 
qui red detention storage i s  t o  be no less than the  post-development 25-year storm 
vol ume. 

2) The por t ion  o f  the  o f f - s i t e  study t h a t  required a condi t ion assessment i s  t o  be 
performed and submitted t o  the County f o r  review p r i o r  t o  the issuance o f  any bu i l d -  
ing  permits f o r  the bui ld ings.  The drainage system from the po in t  o f  connection of 
the development, downstream through and including the State Park’s property must be 
inspected and a report  prepared by a l icensed c i v i l  engineer. The report  must i n -  
clude information on the type o f  f a c i l i t y  ( i . e .  open d i tch .  cu lver t ,  p ipe) .  s ize.  
length, and mater ia l ,  and most important ly.  evaluation o f  i t s  ex is t ing  physical 
condi t ion.  Verbal agreement has been given t o  use video technology t o  perform the 
pipe assessments. These videos must be done i n  an i d e n t i f i a b l e  ( i . e .  indexed) method 
and submitted f o r  review. 

3) There w i l l  not be any required mi t iga t ion  (replacement o r  new construction) o f  
the  downstream ( o f f s i t e )  system f o r  t h i s  p ro jec t .  This i s  due t o  overwhelming costs 
and j u r i sd i c t i ona l  ownership o f  the i d e n t i f i e d  problem reaches. 

4) The on s i t e  p ro jec t  design should t r y  t o  reduce use o f  impervious surfaces t o  the 
extent t ha t  it i s  pract icable t o  encourage percolat ion o f  storm water and enhance 
sediment/pol l u tan t  removal per the  requirements o f  County general p lan pol i c y  
7 . 2 3 . 2 .  

5) Grease/sediment t raps w i l l  be required f o r  drainage from a l l  paved areas 

Addit ional outstanding items t o  be completed other than the  drainage study: 

2 6 3  
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1) Updated engineered drainage plans w i l l  need t o  be received, reviewed and accepted 
p r i o r  t o  the conclusion o f  the Environmental review per iod conducted by the Planning 
Dept. These plans should f u l l y  address items discussed i n  previous comments. par- 
t i c u l a r l y  those o f  the 2nd rout ing,  as wel l  as incorporate the  requirements r e s u l t -  
i ng  from the  drainage study f indings as stated above. ========= UPDATED ON JANUARY 
26. 2004 BY DAVID W SIMS ========= 4th Routing: 
Routing o f  the outstanding i tem (updated engineered drainage plans) was received on 
the reviewer’s desk l a t e  afternoon on 1/20/04 w i th  a due date o f  1/16/04. A phone 
message from the planner indicated a need t o  complete her planning commission report  
by 1/22/04, and tha t  there would not be opportunity f o r  corrections and addi t ional  
routings. This t imel ine could not be met and review and acceptance o f  t h i s  l a s t  i tem 
i s  not being made. The reviewer’s i n i t i a l  impression i s  t ha t  the applicant has made 
the proper attempt t o  capture required conceptual issues on the submitted plans. No 
other conclusion i s  made. 

Due t o  the lack o f  review opportunity, the  Stormwater Management s t a f f  w i l l  be 
deferr ing any formal comments and potent ia l  changes we would have required t o  rou t -  
ings o f  the bu i ld ing  appl icat ion plans. The applicant w i l l  have t o  take the r i sks  
inherent i n  not wai t ing f o r  our review and approval i f  they decide t o  proceed. 

The reviewer w i l l  proceed wi th  a l a t e  review o f  t h i s  rout ing and post comments t o  
the ALUS system i f  access i s  s t i l l  ava i lab le  t o  do so. Otherwise. comments w i l l  be 
sent t o  the planner by memo. The applicant may wish t o  discuss these l a t e  comments 
w i t h  the reviewer p r i o r  t o  the f i r s t  submittal o f  the  bu i ld ing  appl icat ion plans. 

Dpw Drainage Mireellaoeous Comments 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON AUGUST 13, 2003 BY DAVID W SIMS ========= NO COMMENT 
UPDATED ON OCTOBER 8, 2003 BY DAVID W SIMS ========= NO COMMENT 
UPDATED ON NOVEMBER 14, 2003 BY DAVID W SIMS ========= no comment 
UPDATED ON DECEMBER 1, 2003 BY DAVID W SIMS ========= NO COMMENT 
UPDATED ON JANUARY 26, 2004 BY DAVID W SIMS ========= NO COMMENT 

_________ _________ 
_________ _________ 
_________ _________ 
_________ ---______ 
---______ _________ 

Dpw DrivewayIEucroachment Completeness Comments 

REVIEW ON JULY 21. 2003 BY RUTH L ZADESKY ========= _________ _________ 
No comnent. p ro jec t  involves a subdivision o r  MLD. 

Dpw Driveway/Encroaehment Miscellaneous Comments 

REVIEW ON JULY 21. 2003 BY RUTH L ZADESKY ========= 
---______ _________ 
Encroachment permit required f o r  a l l  o f f - s i t e  work i n  the County road r ight-of-way 
C i v i l  engineered plans required f o r  curb, gu t te r  and sidewalk. 

Dpw Road Engineering Completeness Comments 

REVIEW ON NOVEMBER 24. 2003 BY JACK R SOHRIAKOFF ========= 
Project information i s  s u f f i c i e n t  t o  determine complete appl icat ion.  
--_______ _________ 
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Dpw Road Engineering Miscellaneous Comments 

REVIEW ON NOVEMBER 24, 2003 BY JACK R SOHRIAKOFF ========= _________ -----____ 
The memo from TJKM dated November 5, 2003, provides s u f f i c i e n t  information t o  
proceed w i th  the  p ro jec t  appl icat ion.  No addi t ional  m i t i ga t i on  measures are 
warranted f o r  the  pro ject  impacts. An analysis o f  the potent ia l  measures t o  improve 
the l e f t  t u rn  movements from Sea Ridge t o  State Park determined t h a t  these possible 
improvements could not be implemented due t o  physical constraints (addi t ion o f  r i g h t  
t u rn  lane from State Park onto Sea Ridge) o r  the necessity t o  maintain l e f t  turns 
i n t o  the  Poor Clares s i t e  (merge lane f o r  l e f t  turns from Sea Ridge t o  State Park 
Dr ive) .  The TJKM memo indicates t h a t  the  overa l l  in tersect ion Level o f  Service (LOS) 
i s  acceptable and i s  not impacted by the  proposed pro jec t .  It i s  recommended tha t  
the pro ject  be conditioned t o  pay Aptos Transportation Improvement Area ( T I A )  fees 
t o  o f f se t  potent ia l  cumulative p ro jec t  impacts. There i s  a Capital Improvement 
Project  l i s t e d  i n  the  County’s C I P  f o r  a t r a f f i c  signal a t  the  in tersect ion o f  State 
Park Drive/Sea Ridge w i th in  the next f i v e  years. The T I A  fees can be u t i l i z e d  t o  
help fund t h i s  improvement. Addit ional analysis w i l l  need t o  be completed p r i o r  t o  
committing t o  t h i s  t r a f f i c  signal p ro jec t  due t o  outside constraints w i th  the High- 
way 1 offramp t r a f f i c  signal and the  Union Pac i f i c  Railroad tracks.  Please Please 
contact me a t  x2392 i f  you have any questions. 

Environmental Health Completeness Comments 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON AUGUST 4, 2003 BY JIM G SAFRANEK ========= 
-________ _________ 
NO COMMENT 

Environmental Health Miscellaneous Comments 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON AUGUST 4. 2003 BY JIM G SAFRANEK ========= 
_________ --_______ 
NO COMMENT 

Aptos-La Selva Beaeh Fire Prot Dist Completeness C 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR THIS AGENCY 

DEPARTMENT NAME:Aptos/La Selva F i r e  Dept. Plans denied. 
Have the DESIGNER add the  appropriate NOTES and DETAILS showing t h i s  information on 
the plans and RESUBMIT, w i th  an annotated copy of t h i s  l e t t e r :  
FIRE FLOW requirements f o r  the subject property are 3,000 GPM. Note on the  plans the 
REQUIRED and AVAILABLE F I R E  FLOW. The AVAILABLE FIRE FLOW information can be ob- 
ta ined from the water company. 
SHOW on the plans a publ ic  f i r e  hydrant w i t h i n  175 fee t  o f  any por t ion  o f  the 
property, along the  f i r e  department access route, meeting the minimum required f i r e  
f low f o r  the bu i ld ing.  This information can be obtained from the water company. 
A l l  F i r e  Lane signs sha l l  meet the  requirements o f  the  Aptos/La Selva F i r e  Protec- 
t i o n  D i s t r i c t .  

REVIEW ON AUGUST 1, 2003 BY ERIN K STOW ========= 
_________ _________ 
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Dead-end sha l l  be painted and signed as "F i re  Lane No Parking" per CFC 901.4 1998 
Edi t ion,  
Provide f i r e  access w i th in  150' o f  a l l  prot ions o f  a l l  bu i ld ings.  F i re  Department 
access shal l  be 20'  width and 14 '  v e r t i c a l .  
A minimum o f  3 p r i va te  hydrants are required w i th in  t h i s  p ro jec t .  Hydrants sha l l  be 
spaced a maximum o f  300' apart and shal l  be placed so t ha t  no hydrant i s  more than 
175' t o  any structure.  An addi t ional  publ ic  hydrant sha l l  be added on the corner o f  
M i  kkel son. 
Show water service f o r  hydrants and Automatic F i re  Spr inkler System. 
Dependent upon occupancy c lass i f i ca t i on  and construction type, a f i r e  a l a r m  system 
may be required, however, more i n f o  i s  required i n  order t o  address t h i s .  
A l l  F i r e  Department bu i ld ing  requirements and fees w i l l  be addressed i n  the Bui ld ing 
Permit phase. 
Plan check i s  based upon plans submitted t o  t h i s  o f f i c e .  Any changes o r  a l te ra t ions  
shal l  be re-submitted f o r  review p r i o r  t o  construction. 
Note: As a condi t ion o f  submittal o f  these plans. the submitter, designer and i n -  
s t a l l e r  c e r t i f y  t ha t  these plans and de ta i l s  comply w i th  the applicable Specif ica- 
t ions .  Standards, Codes and Ordinances, agree tha t  they are so le ly  responsible f o r  
compliance w i th  applicable Speci f icat ions,  Standards. Codes and Ordinances, and f u r -  
ther  agree t o  correct  any def ic iencies noted by t h i s  review, subsequent review, i n -  
spection o r  other source, and. t o  hold harmless and without prejudice, the reviewing 
agency. 

Aptos-La Selva Beach Fire bot  Dist MisceUaneous 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON AUGUST 1, 2003 BY E R I N  K STOW ========= 
_-_______ _________ 
NO COMMENT 
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COUNTY OF SANTA CRUZ 

PLANNING DEPARTMENT 
701 OCEAN STREET, SUrTE 400, SANTA mUZ,  CA 95060 

(831) 454-2580 FAX (831) 454-2131 TDD (831) 454-2123 
AI.VINJAMES. DIRECTOR 

CORRECTION (8-11-03) ITEMI BELOW 

Date: August 11, 2003 

To: Mellisa Allen, Project Planner 
Development Review 

Re: Permit Application No. 03-0276 
Project: Grading andronrinrction of a 40 unit &rahble housing project in nine buildingsphrs a 
comrmmity center e t h  County Housing, owner) 
Address not available, Aptos, CA 95003 
(Iu Engineering, applicant) 
Discrctionary Application Comments - Accessibility Review 

Asa Crow, Building Plan Check 

The intent of this review is to recognize potential problems relating to accessibility in the preliminary 
design of this building. A good faith effort has been made to identify any deficiencies; however, additional 
deficiencies may be found during the review of your building permit application. 

From: 

Note: 

Repardine: the oians submitted bv aoolicant on Julv 17.2003: 

&I-& (CORRECTION) Publicly funded buildings, including dwellings, qparhnenlr and 
conrlominirrms, are addressed in Chanter 1lB. section 1111B.S.l of the ZOO1 California Building 
Q& and Chanter I l A  by reference. 

&I&: Please refer to Chanter 11B (Accessibility to Public Buildings.. etc) and sections 1104B & - 1 1 0 s  (Group A andB Occupancies) of the 2001 California Buildinn Code for the assembly and offxce 
portions of the proposed project. 

Occupancy of this project as residential complex with a community center requires that the code sections 
found therein be incorporated into the design of this project. Please see the attached document; 
m& for the housing portion of the projeci 
See the m h e d  list of: APPLICABLE CODE SECTIONS. For the non- residential portions of the 
project. 

J$g!& We will require a site plan which designates an accessible path of travel fiom an accessible parking 
space to the entrances Show all dimensions, slopes, surfaces, ramps, uub cuts and appropriate signage 
which are required to meet these accessibility standards. A special grading inspection (you will need to 
submit a signed fb rq  along with your plans for buildmg plan check) will be required during the 
conmaion phase of the project to verify that the finished grades conform with the approved plans. 

Regarding exterior routes and accessible parking layouts, all of the conditions on this site will be required 
to be brought up to current code standards. The hard surface of accessible parking spaces and aisles may 
not exceed a 2% slope in any direction. There are to be no ramps of any kind within the access aisles at all. 

The direction of travel of sidewalks may not exceed a 5% slope, and ramps may not exceed 8.33%. Cross 
slopes may not exceed 2% on any path of travel. Verify spot elevations to assure that maximum slopes are 
not exceeded for any direction of travel. If excessive sloping is required for drainage considerations, 
implement a design which will isolate or coniine the pedestrian path of travel to an acceptable slope/cross 
slooe. 

2 6 7  



INTEROFFICE MEMO 

' Meets criteria I In code ( J ) 1 criteria ( J ) 

1 Does not meet Evaluation 
Criteria 

APPLICATION NO: 036276 (SECOND ROUTING) 

Date: September 25, 2003 

To: Melissa Allen, Project Planner 

From: Larry Kasparowitz, Urban Designer 

Re: Design Review for a multi-family housing project at Mikkelsen Drive, Seacliff (South County 
Housing /owner, RJA Engineering / applicant) 

Urban Designer's 
Evaluation 

COMPLETENESS ISSUES 

I I I J 

Visual Compatibility 

J All new development shall be sited, 
designed and landscaped to be 
visually compatible and integrated with 
the character of surrounding 
neighborhoods or areas 

Minimum Site Disturbance 
Grading, earth moving, and removal of 
major vegetation shall be minimized. 
Developers shall be encouraged to 
maintain all mature trees over 6 inches 
in diameter except where 
circumstances require their removal, 
such as obstruction of the building 

I 
J 

J 

See Lunrlscope Design comments below. 

GENERAL PLAN I ZONING CODE ISSUES 

Design Review Authority 

13.20.130 The Coastal Zone Design Criteria are applicable to any development requiring a Coastal Zone 
Approval. 

Desiqn Review Standards 

13.20.130 Design criteria for coastal zone developments 

2 bY 
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nuisance species. 

September 25,2003 

I 
site, dead or diseased trees, or 1 

Structures located near ridges shall be 
sited and designed not to project 
above the ridgeline or tree canopy at 
the ridgeline 
Land divisions which would create 
parcels whose only building site would 
be exposed on a ridgetop shall not be 
permitted 

Landscaping 
New or replacement vegetation shall 
be compatible with surrounding 
vegetation and shall be suitable to the 
climate, soil, and ecological 
characteristics of the area 

J 

NIA 

NIA 

outcroppings, prominent natural I I I - 

Development shall be located, if 
possible, on parts of the site not visible 
or least visiblefrom the public view. 
Development shall not block views of 
the shoreline from scenic road 
turnouts, rest stops or vista points 

landforms,tree groupings) shall be 
retained. 

NIA 

NIA 

Development shall be sited and 
designed to fit the physical setting 
carefullyso that its presence is 
subordinate to the natural character of 
the site, maintaining the natural 
features (streams, major drainage, 
mature trees, dominant vegetative 
communities) 
Screening and landscaping suitable to 

NIA 

the site shall be used to soften the 
visual impact of development in the 
viewshed 

Structures shall be designed to fit the 
topography of the site with minimal 
cutting, grading, or filling for 
construction 
Pitched, rather than flat roofs, which 
are surfaced with non-reflective 
materials except for solar energy 
devices shall be encouraged 

NIA 

NIA 

N/A 
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Natural materials and colors which 1 NIA 
blend with the vegetative cover of the 
site shall be used, or if the structure is 
located in an existing cluster of 
buildings, colors and materials shall 
repeat or harmonize with those in the 
cluster 

' 

structures shall be minimized by using 
materials and colors which blend with 
the building cluster or the natural 
vegetative cover of the site (except for I 

! 

Large agricultural structures 

The visual impact of large agricultural 
structures shall be minimized by 
locating the structure within or near an 

NIA 

. 

The visual impact of large agricultural I 

I 
~ 

mo$ ng signs are proh bleo -. 
Lminarion of s gns sha I be perm tted 

NIA 

rotating, reflective, blinking, flashing or I 
NIA 

only for state and county directional 
and informational signs, except in 
designated commercial and visitor 
serving zone districts 

The visual impact of large agricultural I 

Page 3 

NIA 
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structures shall be minimized by using 
landscaping to screen or soflen the 
appearance of the structure 
Restoration 
Feasible elimination or mitigation of 
unsightly, visually disruptive or 
degrading elements such as junk 
heaps, unnatural obstructions, grading 
scars, or structures incompatible with 
the area shall be included in site 
development 
The requirement for restoration of 
visually blighted areas shall be in 
scale with the size of the proposed 
project 

! 

NIA 

NIA 

Materials, scale, location and 
orientation of signs shall harmonize 

NIA 

Directly lighted, brightly colored, NIA 
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In the Highway 1 viewshed, except 
within the Davenport commercial area, 
only CALTRANS standard signs and 
public parks, or parking lot 
identification signs, shall be permitted 
to be visible from the highway. These 
signs shall be of natural unobtrusive 
materials and colors 

September 25,2003 

NIA 

backfrom the bluff edge a sufficient 
distance to be out of sight from the 
shoreline, or if infeasible, not visually 
intrusive 
No new permanent structures on open 
beaches shall be allowed, except 
where permitted pursuant to Chapter 
16.10 (Geologic Hazards) or Chapter 
16.20 (Grading Regulations) 
The design of permitted structures 
shall minimize visual intrusion, and 
shall incorporate materials and 
finishes which harmonize with the 
character of the area. Natural 
materials are preferred 

I l 

2-71 
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Evaluation Meets criteria Does not meet 
Criteria In code ( rl ) criteria ( J ) 

September 25,2003 

Urban Designer's 
Evaluation 

Desian Review Authority 

13.11.040 Projects requiring design review. 

(a) Single home construction, and associated additions involving 500 square feet or more, 
within coastal special communities and sensitive sites as defined in this Chapter. 

13.11.030 Definitions 

(u) 'Sensitive Site" shall mean any property located adjacent to a scenic road or within the 
viewshed of a scenic road as recognized in the General Plan; or located on a coastal 
bluff, or on a ridgeline 

Location and type of access to the site 

Building siting in terms of its location 

Building bulk, massing and scale 

Parking location and layout 

Relationship to natural site features 

J 
J 

J 
and orientation 

J 

See comments 
below. 

J 

and environmental influences 
Landscaping 

Streetscape relationship 
Street design and transit facilities 
Relationship to existing 
structures 

Natural Site Amenities and Features 
Relate to surrounding topography 

Retention of natural amenities 

Siting and orientation which takes 

J 
NIA 
NIA 

I J 

J 

J 

J 

Ridgeline protection 

2% 

NIA 

H 

Protection of public viewshed 

Minimize impact on private views 
J 

J 

sltould show 
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Reasonable protection for adjacent 

September 25,2003 

J I 

I 1 1 parking for bicycles I 

properties 

occupied buildings using a solar 
energy system 

Reasonable protection for currently 

Noise 
Reasonable protection for adjacent 
properties 

J 

J 

Evaluation Meets criteria Does not meet 
, Criteria Incode(J)  ( J ) 

Urban Designer's 
Evaluation 

levels I I 
Design elements create a sense J 

Massing of building form J 

Page 6 

- 
of human scale and pedestrian 1 
interest 

Building Articulation 
Variation in wall plane, roof line, J 
detailing, materials and siting 

Solar Design 
Building design provides solar access J 
that is reasonably protected for 

, adjacent properties 

J Building walls and major window areas 
are oriented for passive solar and 

2 ?3 
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natural lighting 

September 25,2003 

OTHER URBAN DESIGNER SUGGESTIONS 

SITE DESIGN COMMENTS: 

9 The parking lnyout is extremely inconveniently located for the eastern half of ihe project This seems like u 
long distunce for cariyiug groceries in the rain or escorting children from the cur to ihe door. THERE IS 
.4LSO A CRITlcAL NEED TO GET EMERGENCY VEHICLES TO THE UNITS (partikularly 
ambulances). I would suggest looking d nurrow sidewalks with turf or groundcover between (spuced 
wheel distance apart0 between Buildings G, F and E. 

There is no design shown for the @ash enclosure. 

Bicycle parking should be provided . 
LANDSCAPE DESIGN COMMENTS: 

Siie lighting detuils should be keyed on the siteplun. 

a w  
Page 7 



County of Sunta Cruz Planning Commission 
County Government Center 
701 Ocean Street, Room 400 
Sunta Cruz, CA. 95060 

Regarding ~ South Co. Housing/RJA & Associates 

To Whom it May Concern: 
APN: 038-081-34,-35, & -36 in the City ofAptos, CA. 

The Pitts Family, Jennifer. Justine and Gail, are owners of a condo in the 
SEA BREEZE C O M P L a  which is located next to the undevelopedparcel 
being considered to low-income housing. We are STRONGLY OPPOSED to 
this project, for several reasons. 

1. This proposedproject will greatly impact the trufic, which is already 
heavy, in and around the Sea Breeze Complex. 

2. Ifcompleted, it will greatly reduce the value of the neighborhood, which 
is an attractive, tourist area. 

3. Ifcompleted, it will reduce the general appearance and esthetics of the 
neighborhood beach for tourist and locals alike. Due to tvafic, trash and 
and loitering. which normally accompany all low income housing projects 

As the undevelopedparcel in question is very near a large attvactive beach 
and tourist area. the community needs additional parking and recreation 
area, rather than udditional housing in this outstanding beach area. A 
community park, with beach parking would be most benejicial for locals and 
tourist alike. 

We ask your careful consideration of this proposal, as it will degrade our 
community. Please decline this request. 

Jebnuary 30, 2004 

a ?S 8 



County of Santa Cruz Planning Commission 
County Government Center 
701 Ocean Street, Room 400 
Santu Cruz, CA. 95060 

Regarding - South Co. Housing/RJA & Associates 

To Whom it May Concern: 
APN: 038-081-34,-35, & -36 in the City ofAptos, CA. 

As Pitts Family andfriends, who own a condo in the SEA BREEZE 
C O M P L a  we wish to express our deep concern, as you are considering a 
proposal to allow low-income housing adjacent to Sea Breeze. We are 
STRONGLY OPPOSED to this project, for several reasons. 

1. This proposedproject will greatly impact the traflc, which is alrea& 
heavy, in and around the Sea Breeze Complex. 

2. Ifcompleted, it will greatly reduce the value of the neighborhood, which 
is an attractive. tourist area. 

3. Ifcompleted, it will reduce the general appearance and esthetics of the 
neighborhood beach for tourist and locals alike. Due to traf$c. trash and 
and loitering, which normally accompany all low income housing projects. 

As the undevelopedparcel in question is very near a large attractive beach 
and tourist area, the community needs additional parking and recreation 
area, rather than additional housing in this outstanding beach area. A 
community park, with beach parking would be most beneficial for locals and 
tourist alike. 

We ask your careful consideration of this proposal, as it will degrade our 
community. Please decline this request. 

Sincerely, 



County of Santa Crw Planning Commission 
County Government Center 
701 Oceun Street, Room 400 
Sunta Cruz. CA. 95060 

Regarding - South Co. Housing/RJA & Associates 

To Whom it May Concern: 
APN: 038-081-34,-35, & -36 in the City ofAptos, CA. 

The Pitts Family, Jennifer, Justine and Gail, are owners of a condo in the 
SEA BREEZE COMPLEX; which is located next to the undevelopedparcel 
being considered to low-income housing. We are STRONGLY OPPOSED to 
this project, for several reasons. 

1. This proposedproject will greatly impact the traflc, which is already 
heavy, in and around the Sea Breeze Complex. 

2. Ifcompleted, it will greutZy reduce the value of the neighborhood, which 
is an uttractive, tourist area. 

3. Ifcompleted, it will reduce the general appearance and esthetics of the 
neighborhood beach for tourist and locals alike. Due to traflc, trash and 
and loitering, which normally accompany all low income housing projects. 

As the undevelopedparcel in question is very near a large attractive beach 
and tourist area, the community needs additional parking and recreation 
area, rather thun additional housing in this outstanding beach area. A 
community park, with beach parking would be most beneficial for locals and 
tourist alike. 

We ask your careful Consideration of this proposal, as it will degrade our 
conimunity. Please decline this request. 

January 30, 2004 



County of Santa Cruz Planning Commission 
County Government Center 
701 Ocean Street, Room 400 
Santa Cruz, CA. 95060 

Regarding - South Co. Housing/RJA & Associates 

To Whom it May Concern: 
APN. 038-081-34,-35, & -36 in the City ofAptos, CA. 

The Pitts Family, Jennifer, Justine and Gail. are owners of a condo in the 
SEA BREEZE C O M P L a  which is located next to the undevelopedparcel 
being considered to low-income housing. We are STRONGLY OPPOSED to 
this project, for severul reasons. 

I .  Thisproposedproject will greatly impact the trafic. which is already 
heavy, in and around the Sea Breeze Complex. 

2. Ifcompleted, it will greatly reduce the value of the neighborhood, which 
is an attractive. tourist area. 

3. Zfcompleted, it will reduce the general appearance and esthetics of the 
neighborhood beach for tourist and locals alike. Due to traf$c, trash and 
and loitering, which normally accompany all low income housing projects 

As the undevelopedparcel in question is very near a large attractive beach 
and tourist area, the community needs additional parking and recreation 
area, rather than additional housing in this outstanding beach area. A 
community park, with beach parking would be most benejkial for locals and 
tourist alike. 

We askyour careful consideration of this proposal, as it will degrade OUT 

communiot Please decline this request. 

Sincerely, 

January 30, 2004 



County ofSantu Cruz Planning Commission 
County Government Center 
701 Oceun Street, Room 400 
Santu Cruz, CA. 95060 

Regarding - South Co. Housing/RJA & Associates 

To !&$om it May Concern: 
APN: 038-081-34,-35, & -36 in the City ofrlptos, CA. 

As Pitts Family and friends, who own a condo in the SEA BREEZE 
COMPL- we wish to express our deep concern, as you ure considering a 
proposal to allow low-income housing uqucent to Sea Breeze. We are 
STRONGLY OPPOSED to this project, ,for several reasons. 

I .  This proposedproject will greatly impact the trafic, which is already 
heay ,  in and around the Sea Breeze Complex. 

2. Ifcompleted, it will greatly reduce the value of the neighborhood, which 
is an attractive. tourist area. 

3. Ifcompleted, it will reduce the general appearance and esthetics of the 
neighborhood beach for tourist and locals alike. Due to trafic, trash and 
and loitering, which normally accompany all low income housing projects. 

As the undevelopedparcel in question is very near a large attractive beach 
and tourist area, the community needs additional parking and recreation 
area, rather than additional housing in this outstanding beach urea. A 
communitypark, with beach parking would be most benejkial for locals and 
tourist alike. 

We ask your careful consideration of this proposal. as it will degrade our 
community. Please decline this request. 

January 30, 2004 
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