
Staff Report to the 
Planning Commission Application Number: 08-0262 

Applicant: County of Santa Cruz 
Owner: Gregory and Olga Erlach 
APNs: 037-101-02,037-061-66, 037-061-04 
(portion) 

Agenda Date: 3/11/09 
Agenda Item #: 8 
Time: After 9:OO a.m. 

Project Description: The project proposes a General Plan amendment, zone change, and 
Planned Unit Development (PUD) allowing a maximum development density of 20 dwelling 
units per usable acre on the project site. The PUD would also require any development proposal 
on the parcel to provide a minimum of forty (40) percent of the total number of units as 
affordable. Following project approval, future development of the project site would be by-right 
in that the use and density for the site would not be discretionary. The site contains a maximum 
of 5.1 usable (developable) acres equating to a maximum of 102 dwelling units. The project 
would amend the General Plan from “Urban Open Space (0-U), Urban Low (R-UL) and 
Medium Residential (R-UM)” to “Urban Open Space (0-U) and Urban High Residential (R- 
UH)” with a PUD. The Urban High Residential would be amended to allow 20 units per net 
developable acre with a 2,000 square foot lot size requirement. In addition, the parcels would be 
rezoned from “Multi-Family Residential - 4,000 square foot minimum parcel size (RM-4)” and 
“Single-Family Residential - 6,000 square foot minimum parcel size (R-1-6)” to “Multi-Family 
Residential - 2,000 square feet per unit, Regional Housing Needs Site (RM-2-R)”. 

Location: Property located on the east side of Cunnison Lane about 700 feet north of the 
intersection of Soquel Drive and Cunnison Lane; in the Soquel Planning Area. 

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

Permits Required: Rezoning, General Plan Amendment, PUD Permit, Riparian Exception 

Staff Recommendation: 
a Adopt the attached resolution recommending approval of this proposal and the attached 

findings and the certification of the Mitigated Negative Declaration under CEQA to the 
Board of Supervisors 

Exhibits 

A. Resolution recommending approval Development Permit, to the Board of 
of a General Plan Amendment, 
Rezoning and Planned Unit B. Planned Unit Development Permit 

Supervisors 

C. Findings 

County of Santa Cruz Planning Department 
701 Ocean Street, 4 t h  Floor, Santa Cruz CA 95060 
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D. Mitigated Negative Declaration 
(CEQA determination) 

E. CEQA Initial Study 
F. Assessor’s parcel map 
Parcel Information 

G .  Rezoning & General Plan 
Amendment maps 

Parcel Size: 
Existing Land Use - Parcel: 
Existing Land Use - Surrounding: 

Project Access: 
Planning Area: 
Land Use Designation: 
Zone District: 
Coastal Zone: 
Appealable to Calif. Coastal 
Comm. 

7.0 gross acres 
Residential use, vacant 
Multi-Family Residential, Mobile Home Residential, 
Single Family Residential 
CunnisonLane . 
Soquel 
R-UM, R-UL 
RM-4, R- 1-6 

X Outside - Inside - 
X No - Yes - 

Environmental Information 

An Initial Study has been prepared (Exhibit E) that addresses the environmental concerns 
associated with this application. 

Services Information 

UrbdRural Services Line: Inside - Outside 
Water Supply: 
Sewage Disposal: County Sanitation District 
Fire District: 
Drainage District: Zone 5 

Soquel Creek Water District 

Central Fire Protection District 

Background 

This is the fourth of six sites that are candidates for rezoning under the County’s higher-density 
rezoning program created to meet the requirements of the Housing Element of the County’s 
General Plan. You will recall that the creation of the Regional Housing Need “-R” Combining 
Zone District was the subject of several hearings in 2007 by both your Commission and the 
Board of Supervisors, and that the Regional Housing Need “-R’ Combining Zone District was 
created to address many of the issues related to the program, including height, parking and lot 
coverage concessions, and requires a Planned Unit Development (PUD) for each site. A PUD 
functions essentially as a site-specific zoning ordinance, incorporating all the standards for site 
design, building placement, massing, etc. on a parcel, and provides a basis for recording the 
environmental mitigation measures that would accompany future development. Recognizing the 
difficulty of fitting a 20 unitlacre development on a site with our typical development standards, 
the “-Ry Combining District provides development standards that reduce required parking and 
allow for taller structures and greater floor area ratios, among other concessions. 
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One of the biggest challenges of this program is that state law requires that development of sites 
rezoned through this program be developable by-right (meaning that density cannot be reduced 
and no additional CEQA review can be required) at the 20-unit-per-acre density. In order to 
comply with these requirements, the CEQA analysis must be done at the time of the rezoning, 
before a development application has been submitted. The PUD serves as the tool to define the 
framework of development standards and CEQA mitigation measures to be attached to the 
ultimate project; and as such, future development proposals must comply with the PUD. 
Additionally, under the R Combining District regulations, any future development proposal will 
be subject to a Level VI1 Design Review. That review will focus on two things - compliance 
with the PUD Permit and design issues such as site layout, finish materials, landscaping, and 
programming details in the event that the future developer wishes to pursue a project that is not 
in compliance with the PUD, they would need to seek a PUD amendment, which would not be a 
by-right action, and would require an additional CEQA review and public hearing. 

The item before you at this time includes a Rezoning, General Plan land use designation change, 
and adoption of a PUD Permit. Each of these actions is a necessary piece of the process for 
bringing this site into the “-R’ Combining District and establishing the development and 
environmental standards to ensure that hture development will be appropriate to the site given 
its various constraints. 

As noted above, following final action on this proposal a developer could apply for a Level VI1 
Design Permit for this parcel, and then seek Building Permits following that approval. As a 
Level VI1 review, the design permit will require early notification (a meeting with the 
neighbors), and hearings both before your Commission and the Board of Supervisors, allowing 
additional opportunity for public input into the final design of the project. Due to the by-right 
nature of this project these hearings would need to focus on design issues only, and could not 
address the residential use, 20-unit per acre density, or any related environmental impacts of the 
proposed development. At this time the Department is not aware of an intent by the Property 
Owner to pursue development of the property. 

Project Setting 

This site is currently minimally developed as a residential lot containing a two occupied 
residential structures and several outbuildings. Currently, wood post and wire fencing surrounds 
the project sites on the west, south and east. The site is generally flat, with a slight northward 
incline. Nobel Gulch, an urban arroyo with an intermittent drainage extends from the north to the 
south along the eastern site boundary, and is characterized by oak woodland vegetation and 
eucalyptus trees along the entire length of the project site. Mature Cypress trees, an aging fruit 
orchard, and several other native specimens appear on the interior of the property in the middle 
and southern third. The northern third of the property is open grassland that is actively managed 
and mowed. The site is approximately 7.0 gross acres in size, and 5.1 acres are developable. The 
roadway of Cunnison Lane along the frontage of the site is currently minimally improved. 

Directly south of the site lie the Farm Apartments, and directly east is Cliffwood Estates 
Resident Owned Mobile Home Park. To the west of the site lies Cunnison Lane, a private road 
with single-family homes. The northwest comer of Soquel Drive and Cunnison Lane, about 200 
feet south and west of the project site, is the location of the future Farm Park, currently in 
development by the Redevelopment Agency. 
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Proposed Zoning & General Plan Changes 

Currently, the subject parcel has a General Plan land use designation of R-UM (Residential - 
Urban Medium), R-UL (Residential - Urban Low) and 0-U (Urban Open Space), and is zoned 
RM-4 (Multi-Family Residential, 4,000 square feet per unit) and R-1-6 (Single-Family 
Residential, 6,000 square feet per lot). The proposed redesignation would change the General 
Plan land use designation to R-UH (Residential - Urban High) with a zone district of RM-2-R 
(Multi-Family Residential, 2,000 square foot minimum lot size, Regional Housing Need Site). A 
total of 5.1 acres of this site are considered developable for the purposes of this application, 
equating to a total of 102 homes at the proposed density. 

As explained above, the Rezoning and General Plan Amendment for this property are necessary 
to meet the requirements of State Department Housing and Community Development in order to 
obtain certification of the Housing Element.. The rezoning and General Plan amendment meet 
the goals of the General Plan to provide sufficient housing to meet our Regional Housing Needs 
Assessment, and to promote infill development inside the Urban Services Boundary. 

Site and Other Constraints that Guided the PUD Conditions 

Any future development on this site will be constrained by the presence of Nobel Gulch, the 
existing roadway conditions along Cunnison Lane, and the character of the surrounding land uses 
in the area. The PUD addresses each of these constraints in a manner that mitigates the impact of 
future development. 

Nobel Gulch and Parcel Size and Shape 
This parcel is one of the larger sites selected by the Board for rezoning, and offers a significant 
opportunity to provide useable open space for use by residents. The rear of the property abuts the 
intermittent drainage known as Nobel Gulch, and this area, combined with the required 20-foot 
buffer, provide opportunities to extend both passive and active open space on site. The shape of 
the rezoned area, essentially square, will also provide an opportunity for the developer to use site 
area effectively and organize the site into distinct living, parking, utility, and recreation areas. 
nature of the different residential uses, the PUD includes conditions to help ensure that any new 
development can contribute to a cohesive neighborhood along Cunnison Lane. 

Cunnison Lane Frontage 
The frontage of the site along Cunnison Lane is the most visible portion of the property, and the 
portion of the project that would set the tone for residents or visitors entering the property. The 
PUD requires that the roadway be widened to match the improvements in place to the south, 
including a final roadway of 34 feet, a 4-fOOt landscaping strip, and a 4-foot sidewalk, all located 
within right of way dedicated to the County. Structures facing Cunnison Lane, or within 50’ feet 
of it, will be no more than two stories and 28 feet in height, and must include front porches. Staff 
felt that a height transition between adjacent single family homes on the opposite side of the 
street was an important design feature to minimize the visual impacts of the project on neighbors. 

Neighboring Residential Area 

- 4 -  



Page 5 Application #:08-0262 
APN: 037-1 01 -02, 037-061 -66,037-061 -04 (portion) 
Owner: Gregory and Olga Erlach, Trustees 

A variety of residential uses surround the Erlach property. The Cliffwood Estates Mobile Home 
park lies directly east, on the other side of the intermittent creek bed, The Farm Apartments, a 
complex of 39 rental apartments, lies directly to the south, and the west side of Cunnison Lane is 
developed with single family homes, on lots ranging from 6,000 to 12,000 square feet. Given the 
range of densities, the PUD includes conditions to address compatibility issues as much as 
possible. Additional on-street parking may be permitted under the PUD if the street is widened 
accordingly, the frontage of the site along Cunnison Lane must be developed in a manner that 
matches the existing road improvements and streetscape including trees, front porches, and two- 
story height limits. 

Environmental Review 

Environmental review has been conducted for the proposed project per the requirements of the 
California Environmental Quality Act (CEQA). The project was reviewed by the County’s 
Environmental Coordinator on January 20,2009 and a preliminary determination to issue a 
Negative Declaration with mitigations (Exhibit D) based on the Initial Study prepared by staff 
(Exhibit E) was made. The mandatory public comment period ended on February 19,2009, with 
comments received from the Department of Transportation and from one neighboring property 
owner. Comments from the Department of Transportation raised concerns regarding trip 
distribution to Highway 1 and the omission of on- and off-ramps from the analysis, the 
significance threshold used in the analysis, and impacts to a drainage culvert under Highway 1. 
In consultation with Public Works traffic engineering and drainage, staff has concluded that 
these concerns are not substantive and warrant no adjustments to the Traffic Study or the 
Drainage analysis performed. Both reports and the comment letters received are included with 
this report as attachments to the Initial Study shown in Exhibit E. 

The environmental review process focused on the potential impacts of the project in the areas of 
seismic concerns, transportation and traffic, parking, construction noise, air quality, drainage, 
cultural resources, public services and utilities, light and glare, and riparian resource protection. 
The environmental review process evaluated potential impacts and generated mitigation 
measures that will reduce potential impacts from the proposed development to a less than 
significant level. These mitigation measures were integrated into the PUD, as Section IX, 
following the close of the Public Comment Period. 

StaffAccess to Site 
The property owner of this site did not permit County staff or contractors to enter the property in 
order to gather information or perform surveys or studies of any kind. The lack of certainty 
regarding the absence of cultural artifacts, sensitive species, or other potential site constraints led 
staff to take a cautious approach to the PUD language, and require that any such constraints that 
are encountered during the development of the project be avoided, rather than mitigated. By 
avoiding areas of constraint, the total acreage available for development could be impacted, and 
because specific mitigations to constraints could not be identified, fbrther risk, responsibility and 
expense will fall on the future developer of the property. 

Neighborhood Comments 

A public meeting was held on December 1,2008 to inform the neighbors of the property of the 
County’s intent to pursue this redesignation and PUD for the property, to solicit their comments, 
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and to explain the broader goals and process associated with the County’s rezoning program. 
Many neighbors attended the meeting, and raised concerns regarding the maintenance of 
Cunnison Lane, part of which is currently a private road, the potential impacts to traffic along 
Cunnison Lane and at the intersection with Soquel Avenue and general concerns regarding a 
change in the density and population of their neighborhood. Staff addressed these concerns and 
informed neighbors of their opportunities to continue their involvement with the public process 
for this proposal. Additionally, some concerns were expressed regarding operations of the 
existing affordable housing project on Cunnison Lane. 

Following the meeting, staff received one phone call from a neighbor interested in obtaining a 
copy of the Environmental Initial Study and confirming the timeline for comments. Additionally, 
during the environmental review period, staff received comments from two neighbors to the 
parcel, and these are included as part of Exhibit E to this report. 

Conclusion 

At the time that the R Combining District was created and sites were chosen by the Board for 
this program, all involved recognized that formal designation of these sites would be challenging 
- due to the by-right component, the lack of a formal development proposal to accompany the 
rezoning, and the density of the housing required by State law. In spite of those concerns, staff 
believes that we have drafted a PUD that carefully balances the policy mandate of this program, 
the constraints of the site, and the character of the community to the greatest extent possible. 

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

The PUD addresses the constraints and concessions affecting this density of development on this 
parcel. Staff has worked identify the issues that are likely to present themselves when a 
development project is built on this site and 102 new homes are added to this neighborhood. 

Staff Recommendation 

e 

e 

Hold a public hearing on this item, and 
Adopt the attached resolution recommending approval of the Findings, Rezoning, 
General Plan Amendment, Planned Unit Development Permit, and the certification of the 
Mitigated Negative Declaration under CEQA to the Board of Supervisors. 

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

Sarah Neuse 
Planner I1 

Glenda Hill, AICP 
Principal Planner 
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BEFORE THE PLANNING COMMISSION OF THE 
COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA 

RESOLUTION NO. 

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

RESOLUTION RECOMMENDING ADOPTION OF A REZONING, GENERAL PLAN 
AMENDMENT, AND PLANNED UNIT DEVELOPMENT, TO CHANGE PARCEL (APN 037- 

101 -02) FROM MEDIUM DENSITY RESIDENTIAL TO HIGH DENSITY RESIDENTIAL 
DESIGNATION WITH A PUD, AND A PARCEL (APN 03 1-061 -66) AND A PORTION OF A 

PARCEL (APN 037-061 -04) FROM LOW DENSITY RESIDENTIAL TO HIGH DENSITY 
RESIDENTIAL DESIGNATION WITH A PUD 

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

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

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

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

WHEREAS, the Board of Supervisors identified several sites encompassing 30-32 acres in 
total as candidates for rezoning to the Regional Housing Need “-R’ combining zone district, 
including the housing site on Cunnison Lane, APNs 037-101-02,03 1-061-66, and a portion of 037- 
061 -04, also known as the Erlach Site (“Site”); and 

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

WHEREAS, the Planning Commission finds that the required Findings for a Planned Unit 
Development Permit, as set forth in County Code Sections 18.10.230 and 18.10.1 83, to establish 
development standards and incorporate environmental mitigation measures can be made as 
attached; and 

- 
Exhibit A 
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WHEREAS, pursuant to the California Environmental Quality Act, the action was evaluated 
and a Mitigated Negative Declaration prepared; and 

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

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

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

BE IT FURTHER RESOLVED, that the Planning Commission recommends the proposed 
rezoning set forth in Attachment 1 to Exhibit A, a General Plan Amendment to change the land use 
designation for APNs 037- 101 -02,03 1-06 1-66, and a portion of 03 7-06 1-04, from Urban Medium 
Residential and Urban Low Residential to Urban High Residential, the PUD set forth in Exhibit B, 
the Environmental Coordinator’s determination under the California Environmental Quality Act as 
set forth in Exhibit D, and the Planned Unit Development Permit Findings as set forth in Exhibit C, 
and incorporated herein by reference, be adopted by the Board of Supervisors. 

PASSED AND ADOPTED by the Planning Commission of the County of Santa Cruz, 
California, this day of ,2009 by the following vote: 

AYES: COMMISSIONERS 
NOES: COMMISSIONERS 
ABSENT: COMMISSIONERS 
ABSTAIN: COMMISSIONERS 

ATTEST: 
Secretary 

Cc: County Counsel 
Planning Department 

Chairperson 
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BEFORE THE BOARD OF SUPERVISORS OF THE COUNTY OF SANTA CRUZ, 
STATE OF CALIFORNIA 

RESOLUTION NO. 

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

RESOLUTION ADOPTING A GENERAL PLAN AMENDMENT TO CHANGE A 

DENSITY RESIDENTIAL AND URBAN OPEN SPACE, AND TO CHANGE A PARCEL 

LOW DENSITY RESIDENTIAL TO HIGH DENSITY RESIDENTIAL 
AND URBAN OPEN SPACE 

PARCEL (APNS 037-101-02) FROM MEDIUM DENSITY RESIDENTIAL TO HIGH 

(APN 03 1-061 -66) AND A PORTION OF A PARCEL (APN 037-061 -04) FROM 

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

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

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

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

WHEREAS, the Board of Supervisors identified several sites encompassing 30-32 
acres in total as candidates for land use redesignation and rezoning to the Regional Housing 
Need “-R’ combining zone district, including the housing site on Cunnison Lane, APNs 037- 
101-02,03 1-061 -66, and a portion of 037-061-04, collectively known as the Erlach Site 
(“Site”); and 

WHEREAS, the designation of higher density housing on the Site requires that: the 
General Plan land use designation be changed to allow the residential use at the density of 20 
units per acre, a Planned Unit Development be adopted to establish the basic development 
standards and incorporate CEQA mitigations for future by-right development on the Site, and 
a rezoning to identify the Site as one of the Regional Housing Need “-R’ sites and as a 
multifamily residential parcel take place; and 

WHEREAS, pursuant to the California Environmental Quality Act, the action was 
evaluated and a Mitigated Negative Declaration prepared; and 
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WHEREAS, the Planning Commission held a duly noticed public hearing and 
considered the proposal and has recommended it to the Board of Supervisors for approval; 
and 

WHEREAS, the Board of Supervisors has held a duly noticed public hearing and finds 
that the proposed General Plan Amendment will be consistent with the policies of the General 
Plan and other provisions of the County Code, is appropriate to the level of utilities and 
community services available to the property, and is necessary to fulfill the County’s Housing 
Element of the General Plan, and is in compliance with the provisions of the California 
Environmental Quality Act. 

NOW, THEREFORE, BE IT RESOLVED, that the Board of Supervisors hereby finds 
that the proposed general plan amendments serve a public benefit; and 

BE IT FURTHER RESOLVED, that the Board of Supervisors approves: the General 
Plan amendment to change the land use designation for APNs 037-1 01 -02,03 1-061 -66, and a 
portion of 03 7-06 1-04 from Residential Urban Medium and Residential Urban Low to 
Residential Urban High, and certifies the Mitigated Negative Declaration prepared by the 
Environmental Coordinator under the California Environmental Quality Act as attached, and 
incorporated herein by reference. 

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

AYES: SUPERVISORS 
NOES: SUPERVISORS 
ABSENT: SUPERVISORS 
AB STAIN: SUPERVISORS 

~ ~~~ 

Chairperson of the Board of Supervisors 

ATTEST: 
Clerk of the Board 

APPROVED AS TO FORM: 

Cc: County Counsel 
Planning Department 
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ORDINANCE NO. 

ORDINANCE AMENDING CHAPTER 13.10 
OF THE SANTA CRUZ COUNTY CODE 

CHANGING APN 037-101-02 FROM THE RM-4 ZONE DISTRICT TO THE RM- 
2-R AND PR ZONE DISTRICTS 

AND APNS 031-061-66, AND A PORTION OF 037-061-04 FROM THE R-1-6 
ZONE DISTRICT TO THE RM-2-R AND PR ZONE DISTRICTS 

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

SECTION I 

The Board of Supervisors finds that the public convenience, necessity and general 
welfare require the amendment of the County Zoning Regulations to implement the 
policies of the County General Plan regarding the property listed in Section I11 of this 
ordinance; finds that the zoning established herein is consistent with all elements of the 
Santa Cruz County General Plan; and finds and certifies that all environmental 
regulations specified in the California Environmental Quality Act, the State and County 
Environmental Guidelines, and Chapter 16 of the County Code have been complied with 
by the preparation and approval of a Mitigated Negative Declaration for the project. 

SECTION I1 

The Board of Supervisors hereby adopts the recommendations of the Planning 
Commission for the Zoning Plan Amendment as described in Section 111, and adopts their 
findings in support thereof without modification as set forth below: 

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

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

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

SECTION 111 

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

-11- 



APN Recorded Zoning 

1 037-1 01-02 RM-4 
R-1-6 2 03 1-06 1-66 
R-1-6 3 037-061 -04 (portion) 

SECTION IV 

New Zoning 

RM-2-R, PR 
RM-2-Ry PR 
RM-2-R, PR 

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

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

CHAIRPERSONy BOARD OF SUPERVISORS 

ATTEST: 
Clerk of the Board 

APPROVED AS TO FORM: 

Copies to: Planning 
County Counsel 
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ORDINANCE NO. 

ORDINANCE GRANTING A PLANNED UNIT DEVELOPMENT AS ALLOWED BY SANTA 
CRUZ COUNTY CODE RELATING TO ESTABLISHMENT OF DEVELOPMENT STANDARDS 

FOR APNS: 037-101-02, 037-061-66,037-061-04 (portion) 

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

SECTION I 

A Planned Unit Development is hereby granted to the property located on the east side of Cunnison 
Lane about 700 feet north of the intersection of Soquel Drive and Cunnison Lane; in the Soquel 

Planning Area, also known as the Erlach Housing Site, and shown on Exhibit A attached hereto and 
subject to the conditions shown on Exhibit B, attached hereto. 

SECTION I1 

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

1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

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

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

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

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

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

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

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

That the proposed development is consistent with the General PldLocal Coastal Program 
Land Use Plan. 

SECTION I11 
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The Board of Supervisors hereby adopts the recommendations of the Planning Commission for the 
Development Permit as described in Section I, and adopts their findings in support thereof without 
modification as set forth below: 

1. 

2. 

3. 

4. 

5.  

6. 

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. 

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

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. 

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. 

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. 

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

SECTION IV 

This ordinance shall become effective 3 1 days after adoption. 

PASSED AND ADOPTED this 
County of Santa Cruz by the following vote: 

day of 2009 by the Board of Supervisors of the 

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

Attest: 
Clerk of the Board 

Chairman of the Board of Supervisors 
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EXHIBIT A 

Planned Unit Development 
Conditions of Approval 

Property located on the east side of Cunnison Lane about 700 feet north of the 
intersection of Soquel Drive and Cunnison Lane; in the Soquel Planning Area. 

APNs: 037-101-02,037-061-66,037-061-04 (portion) 
_________.I _____-I-__c_-- 

and 037461 4 4  

5.1 Acres 
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EXHIBIT B 

Planned Unit Development Permit 
Conditions of Approval 

Property located on the east side of Cunnison Lane about 700 feet north of the 
intersection of Soquel Drive and Cunnison Lane; in the Soquel Planning Area. 

APNs: 037-101-02,037-061-66,037-061-04 (portion) 

This site contains 5.1 useable (developable) acres, equating to 102 dwelling units, of these, 15 
affordable units and an in lieu fee for .3 of a unit are required under County Code Section 
17.10.030(b)(l) and 26 affordable units are required under County Code Section 17.10 
.030(b)(6). The remainder of the units may be developed as market rate units. Development of this 
site is by-right in that the use and density for the site are not discretionary. A Level VI1 Design 
Review Permit is required. 

I) General Site Standards 

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

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

1) Circulation and Parking Requirements 

(a) Parking requirements. 

(i) 1.5 spaces per studio or one-bedroom unit; 

(ii) 2.0 spaces for two-bedroom unit; 

(iii) 2.5 spaces for three-bedroom unit; and 

(iv) 3.0 spaces per four-bedroom unit. 

(v) An additional 20% of the total number of parking spaces to accommodate guest 
parking. 

(vi) A reduction to the required on-site parking standard above may be considered 
by the Board of Supervisors as part of the Design Review Permit. Any request 
shall include an on-site parking management plan prepared by a traffic engineer. 

(vii) The maximum number of required parking spaces that may be compact in size 
shall be as specified in County Code Section 13.10.553 (e) or its successor 
ordinance. 
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(viii) The standards for off-street parking facilities as outlined in County Code 
Section 13.10.554 at the time of application is deemed complete shall apply. 

(b) Circulation Requirements. All interior driveways shall be a minimum of 20 feet in 
width for two-way circulation and 12 feet in width for one-way circulation. A 
minimum 50-foot centerline radius on all access routes is required. 

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

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

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

2) Requirements for Structures 

(a) Number of Stories. A maximum of three (3) stories as defined by the County Code 

Three stones are allowed except in areas restricted to a two-story maximum 
due to visual impacts. These areas are delineated on the map, Exhibit A, and are 
more specifically described below in Section I.B.4.c. 

exclusive of subsurface parking is allowed. 

(i) 

(b) HeiFht. Height of three-story structures may be up to 37 feet, exclusive of sub-surface 
parking, and the height of two-story structures may be up to 28 feet, exclusive of 
subsurface parking, measured from pre-construction natural grade. 

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

3) Site Standards 

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

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

(i) North: 5 feet 

(ii) East: Outside the 20 foot-wide riparian buffer area required by the 
County Code, and shown on Exhibit A. 
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(iii) West: 

(iv) South: 5 feet 

IO feet from back of sidewalk to front porches, 15 feet fi-om back 
of sidewalk to buildings 

0 The landscaping strip required by County Code Section 13.1 1 will be 
eliminated along the southern property line if reciprocal parking agreements 
are made with the owners of the Farm Apartments located on APN 037-1 01 - 
54, directly south of the site. 

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

(v) 

(c) Riparian Area. A riparian buffer of 20 feet shall be maintained as required by County 

In accordance with General Plan Policy 5.1.12, the developer shall improve the 
degraded sensitive habitat of Nobel Gulch in accordance with a restoration plan 
approved by County Planning Department Staff. The restoration plan shall 
include the removal of non-native species from the riparian corridor, the 
establishment of native tree species in their place, a plan for the long term 
maintenance of the corridor, and additional restoration commensurate with the 
scope of the Project, as determined by Planning Staff. 

Code. No Riparian Exception is required. 

(i) 

(d) Mature Trees. Recognizing that the required density on the site will require many 
trees to be removed, to the greatest extent feasible, existing mature native trees shall 
be preserved and incorporated into the project design. The developer shall submit an 
arborist’s report regarding the health and stability of all mature trees 6 inches or 
greater in diameter at breast height and shall retain as many of these trees as possible. 

(e) Entrances. A minimum of two entrances to the property from Cunnison Lane shall be 
provided. These entrances shall meet the Department of Public Works Design Criteria 
for separation. 

13.10.323 e(6)F shall not apply. 

(i) 

(f) Open Space. The open space requirements specified in County Code Section 

The Design Review process shall determine the appropriate amount and 
location of open space on-site, with special consideration for opportunity to 
incorporate a large open space area adjacent to the riparian corridor. 

(g) Roadway Design. The following standards shall apply to roadways on the project site 
and along the Cunnison Lane frontage: 

(i) Paved Road Width: 34 feet for Cunnison Lane (two 12-foot travel lanes and an 
8-foot parking shoulder on west side only, 2 foot gutter east side), 20’ for two- 
way interior driveways, 12’ for one-way driveways 

In order to maintain a consistent roadway design, right-of-way sufficient to 
accommodate a 34-foot wide roadway, 4-fOOt landscaping strip, and 4-foot 
wide sidewalk (approximately 15 feet over the length of the property) shall be 
offered for dedication to the County along the Cunnison Lane fkontage. 
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(ii) Improvements: Construction of a 4’ landscaping strip including street trees that 
are consistent with the Urban Forestry Master Plan, a 4’ sidewalk connecting to 
existing improvements to the south along Cunnison Lane, and any associated 
drainage improvements that may result from the work. 

0 If needed in order to meet the requirements for guest parking on-site, roadway 
improvements may include parking bays on the east side of Cunnison Lane 
fronting the project. Sidewalk and landscaping easements would be required 
on the property if displaced from the right-of-way by these parking bays, and 
the required paved road width would increase to 36 feet. 

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

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

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

4) Building Design Standards 

(a) It shall be an objective of building design that the basic architectural design principles 
of balance, harmony, order and unity prevail, while not excluding the opportunity for 
unique design. 

(b) The requirements of Chapter 13.10 relating to distance between structures shall not 

(c) To reduce bulk and mass, efforts shall be made to provide articulation and 
apply- 

architectural features and to provide a transition fi-om the adjacent properties. This 
transition shall be achieved by the following: 

(i) Restricting buildings to 28 feet and two stories in height within 50 feet of the 
Cunnison Lane frontage. 

(ii) Requiring buildings along the Cunnison Lane fi-ontage to incorporate front 
porches at ground level, facing the street. 

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

11) Project Review 

A) Entitlements. All entitlements, with the exception of the building permit application review 
shall be processed concurrently at Level VII, subject to the processing provisions of 
18.10.210, 18.10.332, and 18.10.211. 

B) Tentative M a  If a Tentative Map approval is required, it must be included in the 
application. A Residential Development Permit, normally required by Section 
13.10.323(d)(l)(A) is not required. 

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

111) Affordable Housing 

A) Affordability Level. All development proposals for this parcel are required to provide a 
minimum of forty (40) percent of the total number of units as affordable, as required by 
County Code Section 13.10.475, and as stated by this PUD Permit. 

B) Financial Liability 

1) In the event that a developer believes that the affordable housing requirements for a 
project proposed for this site renders the project financially infeasible, the developer may 
request relief from a proportional amount of the affordability requirements. That request 
shall be submitted to the Planning Director with all supporting infomation, including the 
development pro forma for the project. The Planning Director shall analyze that request 
and make suitable recommendations to the Board of Supervisors. In the event that the 
Board finds that the developer has provided evidence that klfillment of the affordable 
housing requirements renders the project financially infeasible, the Board shall grant an 
increase in the allowed unit resale price, above the price restrictions contained in Section 
17.1 O.O3O(b)( 1) and Chapter 17.1 O.O3O(b)(6) of the County Code, in an amount equal to 
that required to render the project financially feasible. In the event that such price 
modifications are granted, the developer shall grant the County Redevelopment Agency 
the option to purchase units at the revised sales price for the purpose of writing them 
down to suitable levels of affordability, consistent with the intent of this PUD. 

C) Participation Agreement 

1 )  Prior to Building Permit issuance or prior to filing of the Final Map, if one is required, 
the developer shall enter into a Certification and Participation Agreement with the 
County of Santa Cruz to meet the Affordable Housing Requirements specified by Chapter 
17.10 of the County Code and as noted in III.A.l and 2. 

D) Clustering 

(a) To the extent that the project developed on the PUD site exceeds the number of 
affordable units required by this PUD, an application made to develop the portion of 
APN 037-061-04 north of the PUD area either concurrently with or within 7 years of 
the effective date of the Level VI1 Design Review Permit approval of the PUD area 
may count those units toward the applicable affordability requirements of County 
Code Section 17.10.030. This clustering of additional affordable units onto the PUD 
area will be credited to the non PUD portion of APN 037-061-04 on a bedroom-for- 
bedroom basis. 

(i) Nothing in this section shall be construed to grant any development entitlement 
to the portion of APN 037-06 1-04 outside the PUD area. Any credit for the 
requirements of County Code Section 17.1 0.030 granted under this condition 
shall be granted only upon approval of a development application for this non- 
PUD area, subject to all applicable legal processes. 
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IV) Design Review 

A) Public Hearings 

1) Development proposals shall undergo Design Review and a public hearing process 
limited to design issues only. No discretionary permit is required for the by-right density 
or use of the site. For development proposals under these by-right provisions, applicants 
must apply for a Level VI1 Design Review, which requires review at public hearing by 
the Planning Commission and Board of Supervisors. The Design Review Permit is valid 
for a maximum of three (3) years. In order for the Design Review Permit to be exercised, 
the building permit shall be issued within the three-year period. 

(a) Time Extensions. Requests for a time extension for the Design Review Permit shall 
be processed as a Level 111 permit review. The Planning Director may raise the level 
of review to a higher level at his or her discretion. The permit may be extended for 
one year up to five (5) times for a total permit life of eight years. A review of the 
adequacy of all reports and improvements shall be conducted prior to the approval of 
any time extension to determine whether the existing information on the site is still 
valid. 

B) Development Standards 

1) All requirements of the Site, Architectural and Landscape Design Review (Chapter 
1 3.1 1) or successor ordinance in effect at the time a Design Review application is 
deemed complete for processing shall be applicable unless modified by this PUD. 

2) All applicable requirements and standards of the Zoning Regulations (Title 13, Chapter 
1 3.10) and Environmental and Resource Protection Regulations (Title 16) in effect at the 
time a Design Review application is deemed complete for processing shall apply unless 
modified by this PUD. 

3) An updated geotechnical report shall be prepared for the site based on the April 1990 
Haro, Kasunich & Associates geotechnical investigation. Four copies of the report shall 
be submitted to the County for review at the time of project application and accepted 
prior to the application being determined complete. All requirements and 
recommendations of the approved report shall be incorporated into the project design. A 
Plan Review letter shall be submitted as part of the Design Review submittal and 
Building Permit Submittal. All future development on the site shall comply with the 
requirements of the accepted updated geotechnical report prepared by a licensed 
geotechnical engineer. 

and submitted to the Planning Department for review at the time of project application, as 
required by Section I.B.3.c(i) of this PUD. 

5) All future development on the site shall comply with the requirements of the traffic study 
prepared by Fehr and Peers dated January 2008, or an update thereof. 

4) A restoration plan for the riparian corridor surrounding Nobel Gulch shall be prepared 

C) Minor Variations 

1) Minor variations to this permit that do not affect the overall concept or density may be 
approved by the Planning Director at the request of the applicant or staff, as a Level I11 
Permit. 

D) Level VI1 Design - Review Submittal Requirements 
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1) Preliminary Architectural and Site Plans 

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

(b) The site plan shall clearly delineate all non-usable areas, including but not limited to: 

(i) Riparian area and buffer, as shown on Exhibit A. 

2) Utilities, Roads and Services 

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

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

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

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

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

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

(ii) All road plans shall comply with all requirements of the Department of Public 
Works Road Engineering and shall be consistent with the County’s Design 
Criteria. 

3) A sign plan indicating the location and size of all signs on the site shall be submitted. The 

4) A current water will-serve letter from the Soquel Creek Water District shall be submitted 

5 )  A current sanitary sewer will-serve letter from the County Sanitation District shall be 

signs shall be consistent with the provisions of this PUD. 

to the Planning Department. 

submitted to the Planning Department. 
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(a) The Local Agency Formation Commission (LAFCo) approval of an annexation into 
the Sanitation District will be required prior to the issuance of a will-serve letter. 

I (b) All existing septic systems shall be properly abandoned per County requirements 

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

I V) Final Map Requirements and Timing. 

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

A) Drainage. Final engineered drainage details shall be submitted to the County Planning and 
Public Works departments for both on- and off-site drainage work. Drainage plans shall show 
that the release rate to Nobel Gulch will not exceed the pre-development 10-year storm level. 
Drainage from road improvements shall be filtered and released to the on site system 
ultimately draining to Nobel Gulch. A Construction Activities Stormwater General National 
Pollution Discharge Elimination System (NPDES) Permit shall be obtained form the State 
Water Resources Control Board. 

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

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

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

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

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

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

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

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

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

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

VI) Building Permit Requirements and Timing. 

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

this PUD. 

Drainage for both on-site and off-site drainage work. 

1 )  The allowable release rate from the site shall be limited to the 10-year predevelopment 

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

B) Final engineered drainage details shall be submitted to the Department of Public Works, 

flow rates or less based on an assessment perfonned by a drainage engineer and reviewed 
and approved by the Department of Public Works Drainage. The safe overflow paths for 
any proposed mitigation system shall be described and analyzed, and techniques such as 
minimizing site disturbance, minimizing impervious areas, utilizing pervious surfacing, 
eliminating directly connected impervious areas, clustering development, etc shall be 
considered. 

2) All runoff from parking and driveway areas shall go through water quality treatment prior 
to discharge from the site. 

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

4) Zone 5 fees will be assessed on the net increase in impervious area due to the 
development project. Semi-pervious surfaces will be charged at a 50% rate. 

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

D) Submit proof that the conditions of all required permits (such as Design Review, Tentative 
Map) and all required Declarations of Restriction and Statements of Acknowledgment have 
been recorded in the official records of the County Recorder. 

E) All applicable in lieu fees shall be paid, if not paid at the time of the filing of the Final Map. 

its successor ordinance, park dedication in-lieu fees shall be paid for each dwelling unit. 
The fees in effect at the time of building permit issuance shall be paid. 

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

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

1) Unless otherwise satisfied by meeting the requirements of County Code Chapter 15.01 or 
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4) Roadside improvement fees shall be paid for each dwelling unit. The fees in effect at the 
time of building permit issuance shall be paid. A credit may be allowed for installation of 
improvements off-site that are part of the Capital Improvement Program. 

5) Submit a written statement signed by an authorized representative of the school district in 
which the project is located confirming payment in full of all applicable developer fees 
and other requirements lawfully imposed by said school district in which the project is 
located at the time of building permit issuance. The applicaddeveloper is advised that 
the development may be subject to inclusion in a Mello-Roos Community Facilities 
District. 

F) Plan review letters shall be obtained from the technical report authors indicating that the 
plans comply with the County approved technical report and all of their recommendations 
have been incorporated into the project plans. 

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

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

1) Payment equivalent to the required flow metering and odor control equipment will be 
collected at the time sewer connection permits are obtained. 

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

I) All units shall be served by the Soquel Creek Water District. All requirements of that water 
district including the payment of connection charges shall be met. Engineered improvement 
plans for all water line extensions required by the Soquel Creek Water District shall be 
submitted for the review and approval of the water agency. Off-site improvements may be 
required. 

J) Final engineered plans shall be submitted complying with all requirements and standards of 
the Soquel Creek Water District. 

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

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

VII) Construction Phase Requirements 

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

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

B) All work adjacent to or within a County road shall be subject to the provisions of Chapter 
9.70 of the County Code, including obtaining an encroachment permit where required. 
Where feasible, all improvements adjacent to or affecting a County road shall be coordinated 
with any planned County-sponsored construction on that road. The developer shall obtain an 
Encroachment Permit from the Department of Public Works for any work performed in the 
public right-of-way. All work shall be consistent with the Department of Public Works 
Design Criteria unless otherwise specifically excepted by this Planned Unit Development. 

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

minimum required to install required improvements, provide access for County required tests 
or to carry out work required by the conditions of an entitlement permit). 

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

F) In the event that threatened or endangered plant or animal species are discovered on the site, 
the habitat areas for these species shall be avoided and no disturbance will be permitted. 

G) 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. 

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

1) Limit all construction to the time between 7:30 am and 4:30 pm weekdays unless a 

D) No land disturbance shall take place prior to issuance of building permits (except the 

temporary exception to this time restriction is approved in advance by County Planning 
to address an emergency situation; and 

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

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

J) One (1) “constructiodsecurity trailer” (maximum 12 feet by 60 feet) is allowed on the site 
during construction. The size and location of the unit shall conform to all yard setbacks 
contained in the PUD and shall be shown on the plot plan. Compliance with Section 

1 1  
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13.1 0.683 or any successor ordinance is required. A building permit is required for the 
installation of the construction trailer. 

VIII) Mitigation Monitoring Program 

A) The mitigation measures listed under this heading have been incorporated in the conditions 
of this approval in order to mitigate or avoid significant effects on the environment. As 
required by Section 2 108 1.6 of the California Public Resources Code, a monitoring and 
reporting program for the mitigations is hereby adopted as a condition of approval. The 
purpose of this monitoring is to ensure compliance with the environmental mitigations during 
implementation and operation. Failure to comply with the conditions contained within the 
PUD, including the terms of the adopted mitigation monitoring program, may result in the 
revocation of the PUD pursuant to section 18.10.462 of the Santa Cruz County Code. 

IX) Mitigation Measures 

Continued on following page 
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Application #:08-0262 
APN: 037-101-02,037-061-66,037-061-04 (portion) 
Owner: Gregory and Olga Erlach, Trustees 

Planned Unit Development Permit Findings 

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

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

The PUD provides the mechanism to ensure that future by-right development on this parcel, as required 
by Section 13.10.478, complies with the development standards included in the environmental review 
conducted for the proposed Rezoning, General Plan Amendment, and Riparian Exception included with 
this PUD proposal. Finally, this proposal has undergone environmental review, as required by Code 
Section 13.10.478(b), and been issued a Mitigated Negative Declaration by the Environmental 
Coordinator. 

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

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

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

This finding can be made in that the proposal has been processed with appropriate noticing for each of 
the public hearings required for a rezoning and General Plan Amendment. Notices for the Public 
Comment Period during Environmental Review were posted in two locations on the site, as were notices 
of the Planning Commission Hearing. The Environmental Coordinators Agenda was publicized 
according to the standard practices, and a legal ad was published in the Santa Cruz Sentinel advertising 
the Planning Commission Hearing. Property owners within 300 feet and residents within 100 feet were 
noticed by mail for the Planning Commission Hearing. The same procedures will be used for noticing 
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Application #:08-0262 
APN: 037-101-02,037-061-66,037-061-04 (portion) 
Owner: Gregory and Olga Erlach, Trustees 

the Board of Supervisors Hearing, with mail notices to neighboring owners and residents, along with 
public notice in the local newspapers. 

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

The PUD requires that the buildings facing Cunnison Lane be limited to two stories and 28 feet in 
height, and must incorporate front porches, in order to mimic the existing architecture in the surrounding 
neighborhood. The surrounding development in this location is primarily residential, and therefore easily 
compatible in terms of use. The County’s landscaping requirements will apply to the street frontage, 
making the road improvements match those existing to the south and west, in front of the Farm 
Apartments and the adjacent single-family homes. Also, a separation between the project site and the 
Cliffwood Estates Mobile Home Park is provided by the riparian area and setback on the project site. 

Finally, the Level VI1 Design Review permit required for any future development ensures that 
compatibility of design and appropriate integration into the neighborhood will be provided. 

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

This finding can be made based on the traffic study conducted by Fehr & Peers Transportation 
Consultants indicating that the affected intersections will continue to function at acceptable levels of 
service. The PUD requires that future development on the site meet the off-street parking requirements 
of the Regional Housing Need “-R” Combining Zone District. The project site would need to be 
annexed into the Sanitation District, though it lies within the Sphere of Influence, and this area is 
currently under a temporary moratorium for sanitary sewer service, improvements to the downstream 
capacity in the basin are expected by the County Sanitation District within the next five years. 

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

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

7. That the degree of departure from the required development and density standards is roughly 
proportional to the benefits provided to the neighborhood andor the community in which the 
Planned Unit Development is located. 
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Application #:08-0262 
APN: 037-101-02,037-061-66,037-061-04 (portion) 
Owner: Gregory and Olga Erlach, Trustees 

This finding can be made in that this site and PUD provide for an increased amount of affordable 
housing, while the departures from the standards of the Regional Housing Needs Combining Zone 
District are related to physical constraints on this site and are necessary for a superior design and a 
project as appropriate to the existing neighborhood as possible. These departures include an adjustment 
to the permitted height of structures, to 37 feet in height at the interior of the project site, and the site 
specific policies regarding the development of the site to include significant open space, setbacks to 
development, and the specificity in building design for structures facing the Cunnison Lane Frontage. 

Finally, due to the Level VI1 design permit required for any future development, the opportunities to 
ensure a superior site and architectural designs are greatly increased. 

8. That the proposed development is consistent with the General PldLocal Coastal Program 
Land Use Plan. 

This site is one of the six selected to fulfill the County’s obligations under the Housing Element of the 
General Plan. This finding can be made in that the adoption of this PUD directly implements the County 
General Plan and is consistent with both its intent and letter. The General Plan Land Use Designation 
will be changed from the Current R-UM (Residential - Urban Medium) and R-UL ( Residential - Urban 
Low) to R-UH (Residential - Urban High), and the proposed PUD and rezoning will be consistent with 
the limitations of that designation in the 20-unit-per-acre density required on the site. 
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Application #:08-0262 
APN: 037- 101 -02,037-061 -66,037-061 -04 (portion) 
Owner: Gregory and Olga Erlach, Trustees 

Development Permit Findings 

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

This finding can be made, in that the project is located in an area that is within the Urban Services Line 
and surrounded on 3 sides by urban-style development. With the approval of this proposal, the site will 
be designated for residential use and the physical constraints to development have been mitigated 
through requirements included with the PUD. Any hture construction will comply with prevailing 
building technology, the California Building Code, and the County Building ordinance in place at the 
time of construction to ensure the optimum in safety and the conservation of energy and resources. 

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

This finding can be made, in that the use of the property will be residential, unit densities will meet the 
standards for the RM-2-R (Multi-family Residential - 2,000 square feet minimum - Regional Housing 
Need site) zone district where the project will be located, and the PUD requires a transitional height area 
between the project and the adjacent single-family homes, and mitigations for drainage, potential 
biological resources, and other impacts on the site. 

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

The proposed residential PUD is consistent with the proposed General Plan Land Use Designation of R- 
UH (Residential - Urban High), and implements the Housing Element of the General Plan. The Initial 
Study reviewed and evaluated issues associated with all of the elements including Circulation, 
Conservation and Open Space, General Design, Safety and Noise, and Parks, and found no adverse 
impact that could not be mitigated to a less than significant level. Therefore, the proposal is consistent 
with the General Plan. There is no Specific Plan in place for this area of the County. 

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

This finding can be made, in that the site will be served by full urban level services following 
annexation to the Sanitation District, and the level of additional traffic generated by the proposed project 
has been analyzed by Fehr & Peers Traffic Consultants and found to be acceptable at all the study 
intersections. Therefore, the proposed increase will not adversely impact existing roads and intersections 
in the surrounding area. The parcel must be annexed to the Sanitation District prior to issuance of 
Building Permits, and this area is currently under a temporary moratorium for sanitary sewer services, 
and development on the site would not be approved until these services are fully available. 
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Owner: Gregory and Olga Erlach, Trustees 

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

This finding can be made in that this site lies within the Urban Services Line, and that the structures 
built here will be sited and designed to be visually compatible, in scale with, and integrated with the 
character of the surrounding neighborhood. The surrounding neighborhood includes residential uses at a 
variety of densities, and the transition in height between Cunnison Lane and the interior of the project 
site will help to ensure that the character of the streetscape remains as consistent as possible. Any 
proposed development will be compatible with the architecture in the neighborhood, as ensured by the 
Level VI1 Design Review process. 

6. The proposed development project is consistent with the Design Standards and Guidelines 
(sections 13.1 1.070 through 1 3.1 1.076), and any other applicable requirements of this 
chapter. 

This finding can be made in that any future development proposal for this site is required to obtain a 
Level VI1 Design Review Permit, which will ensure that all the stipulations of this PUD and all the 
County's Design Guidelines are implemented on site. 
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COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

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

TOM BURNS, PLANNING DIRECTOR 

NEGATIVE DECLARATION AND NOTICE OF DETERMINATION 

Application: 08-0262 County of Santa Cruz Planning Department for Gregory and Olga Erlacb 
The project proposes a General Plan amendment, zone change, and Planned Unit Development (PUD) allowing a maximum 
development density of 20 dwelling units per usable acre on the project site. The PUD would also require any development proposal 
on the parcel to provide a minimum of forty (40) percent of the total number of units as affordable. Following project approval, hture 
development of the project site would be by-right in that the use and density for the site would not be discretionary. The site contains 
a maximum of 5.1 usable (developable) acres equating to a maximum of 102 dwelling units. The project would amend the General 
Plan from “Urban Open Space (0-U), Urban Low (R-UL) and Medium Residential (R-Uh4)” to “Urban Open Space (0-U) and Urban 
High Residential (R-UH)” with a PUD. The Urban High Residential would be amended to allow 20 units per net developable acre 
with a 2,000 square foot lot size requirement. In addition, the parcels would be rezoned from “Multi-Family Residential - 4,000 
square foot minimum parcel size (RM-4)” and “Single-Family Residential - 6,000 square foot minimum parcel size (R-1-6)” to 
“Multi -Family Residential - (RM-2)”. 
The project is located on east side, Cumison Lane ,3250 & 3310 Cunnison Ln & portion of 3420 Cunnison, north of Soquel Drive, 
Soquel, CA 
APN(S): 037-101-02,037-061-66, & a portion of 037-061-04 
Zone District: R-1-6, RM-4 
ACTION: Negative Declaration with Mitigations 
REVIEW PERIOD ENDS: FEBRUARY 19,2009 
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. 

Matt Johnston, Staff Planner 

Findings: 
Ths 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. 

Rewired Miticration Measures or Conditions: 
None 

xx Are Attached 

Review Period Ends:Ebruarv 19.2009 

%Q--5* Date Approved By Environmental Coordinator: Februarv 23, 2009 

CLAUDIA SLATER 
Environmental Coordinator 
(831) 454-5175 

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

NOTICE OF DETERMINATION 

The Final Approval of This Project was Granted by 

On . No EIR was prepared under CEQA. 

THE PROJECT WAS DETERMINED TO NOT HAVE SIGNIFICANT EFFECT ON THE ENVIRONMENT. 
Date completed notice filed with Clerk of the Board: 

(Date) 
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COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

(831) 454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123 
701 OCEAN STREET, 4TH FLOOR, SANTA CRUZ, C A  95060 

TOM BURNS, PLANNING DIRECTOR 
_. 
i..r 

NOTICE OF ENVIRONMENTAL REVIEW PERIOD 

SANTA CRUZ COUNTY 

APPLICANT: County of Santa Cruz PlanninQ Department for Gregory & Olga Erlach 

APPLICATION NO.: 08-0262 

APN: 037-1 01-02, 037-061-66, portion of 037-061-04 

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

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

xx Mitigations will be attached to the Negative Declaration. 

No mitigations will be attached. 

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

As part of the environmental review process required by the California Environmental Quality 
Act (CEQA), this is your opportunity to respond to the preliminary determination before it is 
finalized. Please contact Matt Johnston, Environmental Coordinator at (831) 454-3201, if you 
wish to comment on the preliminary determination. Written comments will be received until 5 0 0  
p.m. on the last day of the review period. 

Review Period Ends: February 19,2009 

Matt Johnston 
Staff Planner 

Phone: /831) 454-3201 

Date: January 12,2009 
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Environmental Review 
Initial Study Application Number: 08-0262 

Date: January 5, 2009 
Staff Planner: Matthew Johnston 

I. OVERVIEW AND ENVIRONMENTAL DETERMINATION 

APPLICANT: County of Santa Cruz APN: 037-101-02,037-061-66, 
and a portion of 037-061-04 
SUPERVISORAL DISTRICT: I OWNER: Gregory and Olga Erlach 

LOCATION: The proposed project is located on the east side of Cunnison Lane at 
3250 and 3310 Cunnison Lane, and a portion of 3420 Cunnison Lane, just north of 
Soquel Drive within the Soquel planning area of unincorporated Santa Cruz County, 
California (See Figures I and 2). 

SUMMARY PROJECT DESCRIPTION: 

The project proposes a General Plan amendment, zone change, and Planned Unit 
Development (PUD) allowing a maximum development density of 20 dwelling units per 
usable acre on the project site. The PUD would also require any development proposal 
on the parcel to provide a minimum of forty (40) percent of the total number of units as 
affordable. Following project approval, future development of the project site would be 
by-right in that the use and density for the site would not be discretionary. The site 
contains a maximum of 5.1 usable (developable) acres equating to a maximum of 102 
dwelling units. The project would amend the General Plan from "Urban Open Space 
(0-U), Urban Low (R-UL) and Medium Residential (R-UM)" to "Urban Open Space (0- 
U) and Urban High Residential (R-UH)" with a PUD. The Urban High Residential would 
be amended to allow 20 units per net developable acre with a 2,000 square foot lot size 
requirement. In addition, the parcels would be rezoned from "Multi-Family Residential - 
4,000 square foot minimum parcel size (RM-4)" and "Single-Family Residential - 6,000 
square foot minimum parcel size (R-I -6)" to "Multi-Family Residential - (RM-2)". 

County of Santa Cmz Planning Department 
701 Ocean Street, 4th Floor, Santa Cruz CA 95060 
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Environmental Review h t i a l  Study 
Page 2 

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

Geology/Soils Noise 

HydrologyNVater SupplyNVater Quality Air Quality 

X Biological Resources Public Services 8 UtilSties 

Energy & Natural Resources X Land Use, Population & Housing 

Visual Resources & Aesthetics X Cumulative Impacts 

X Cultural Resources Growth Inducement 

Hazards 8 Hazardous Materials Mandatory Findings of Significance 

X Transportation/Trafc 

DISCRETIONARY APPROVAL(S) BEING CONSIDERED 

X General Plan Amendment X Grading Permit 

X Land Division Riparian Exception 

X Rezoning X Pianned Unit Development 

Y ncwolnnrnoni Pormit Other 

Coastal Development Permit 

NON-LOCAL APPROVALS 
Other agencies that must issue permits or authorizations: 

1. California Department of Fish and Game - Section 1602 Streambed 
Alterat ion Agreement 

2. Regional Water Quality Control Board Section 401 Water Quality Certification 
3. Soquel Water District 
4. State Water Resources Control Board - National Pollution Discharge 

Elimination System Permit 

ENVIRONMENTAL REVIEW ACTION 
On the basis of this Initial Study and supporting documents: 

- I find that the proposed project COULD NOT have a significant effect on the 
onvirnnment and a NFGATIVF nFCLARATION will be DreDared. 

- X I find that although the proposed project could have a significant effect on the 
environment, there will not be a significant effect in this case because the attached 
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mitigation measures have been added to the project. A MITIGATED NEGATIVE 
DECLARATION will be prepared. 

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

For: Claudia Slater 
Environmental Coordinator 

- 4 7 -  
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II. BACKGROUND INFORMATION 

EXISTING SITE CONDITIONS 
Parcel Size: 7 acres 
Existing Land Use: Residential 
Vegetation: Urban Landscaping and Riparian Vegetation 

Nearby Watercourse: Noble Gulch Creek 
Distance To: On-site 

Slope in area affected by project: X 0 - 30% - 31 - 100% 

I ENVIRONMENTAL RESOURCES AND CONSTRAINTS 
Groundwater Supply: Not mapped 
Water Supply Watershed: Not mapped 
Groundwater Recharge: YedPartial 
Timber or Mineral: Not mapped 
Agricultural Resource: Not mapped 
Biologically Sensitive Habitat: Not mapped 
Fire Hazard: Not mapped 
Floodplain: Not mapped 
Erosion: Not mapped 

Landslide: Not mapped Hazardous Materials: No 

S E RVlC ES 
Fire Protection: Central Fire Protection 
District District 
School District: Soquel School District 

Sewage Disposal: Santa Cruz County 
Sanitation District 

Liquefaction: Yes - portion 
Fault Zone: Not mapped 
Scenic Corridor: Not mapped 
Historic: Not mapped 
Archaeology: Not mapped 
Noise Constraint: Not mapped 
Electric Power Lines: No 
Solar Access: Adequate 
Solar Orientation: southern 
exposure 

- - _- 

Drainage District: Zone 5 Flood Control 

Project Access: Cunnison Lane; County 
maintained road 
Water Supply: Soquel Water District 

PLAN N I NG P 0 L I C I E S 
Zone District: R-1-6, RM-4 
General Plan: Urban Open Space, Low 
and Medium Residential 
Urban Services Line: X Inside Outside 
Coastal Zone: Inside X Outside 

Special Designation: NIA 

PROJECT SETTING AND BACKGROUND: 

The 7-acre project site is located on the east side of Cunnison Lane, about 700 feet 
north of the intersection of Soquel Drive and Cunnison Lane; in the Soquel Planning 
area of unincorporated Santa Cruz County (Figures 1 and 2). 
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Primary vehicular access to the project site is from Cunnison Lane to the west via 
Soquel Drive. Cunnison Lane is paved without curb, gutter or sidewalks along the 
project frontage. 

The project site is within the unincorporated County of Santa Cruz Soquel planning 
area. The site is also located within the Santa Cruz County Sanitation District, and the 
Soquel Water District provides water service. 

The predominant land uses surrounding the project site are open space to the north, 
single family residential to the west, an urban medium residential development to the 
south, and a mobile home park across a riparian corridor to the east. 

The project area consists of two parcels with single-family units and accessory 
structures, and a portion of a third parcel that is undeveloped. 

DETAILED PROJECT DESCRIPTION: 

The project proposes a General Plan amendment, zone change, and PUD allowing a 
maximum development density of 20 dwelling units per usable acre on the project site. 
The PUD would also require any development proposal on the parcel to provide a 
minimum of forty (40) percent of the total number of units as affordable. Following 
project approval, future development of the project site would b e  by-right in that the use 
and density for the site would not be discretionary. A Tentative Map approval may be 
requested as part of the development application but is not required. The 3-parcel 
project site contains 5.1 usable acres equating to a maximum of 102 dwelling units. 
The remaining acreage would provide--open space to protect on-site riparian areas. 

The project would rezone the parcel and amend the General Plan as shown in Table 1 
Figure 3 also shows the proposed land use changes. 

Zoning District 

General Plan Land Use 
Designation 

General Plan Density and 
Minimum Parcel Size 

Multi-Family Residential - (RM-4-L) 
4,000 square feet per lot or unit. 
Single-Family Residential - 6,000 
square foot minimum parcel size 
(R-1-6) 

Urban Low and Medium Residential 
(R-UL, R-UM)/Urban Open Space 
Lands (0-U) 

R-UH currently allows 10.9 to 17.4 
units per net developable acre with 
a 2,500 to 4000 square foot lot size 

Multi-Family Residential - 2,000 
square foot minimum parcel size and 
Regional Housing Need Site RM-2-R 

ResidenBl - Urban High (R- 
UH)/Urban Open Space Lands (0-U) 

R-UH would be amended to allow 20 
units per net developable acre with a 
2,000 square foot lot size 

requirement requirement 

Planned Unit Development No Yes (See Appendix A) 
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Figure 3 - Proposed General Plan and Zone Changes 
Source: County of Santa Cruz, 2008. - 
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All development proposals on this parcel would be required to meet the affordability 
requirements described in Section 17.10.030( b)( 6) of the Santa Cruz County Code. 
Prior to Building Permit issuance or prior to filing of the Final Map, if one is required, the 
developer would enter into a Certification and Participation Agreement with the County 
of Santa Cruz to meet the Affordability Housing Requirements specified by Chapter 
17.10 of the County Code. 

Any future development proposal on the project site would be subject to Design Review 
and a public hearing limited to design issues only. No discretionary permit would be 
necessary for the density or use of the site. All requirements of the Site, Architectural 
and Landscape Design Review (Chapter 13.1 1 of the County Code) or successor 
ordinance in effect at the time a Design Review Application is deemed complete for 
processing would be applicable unless modified by the PUD (see the PUD contained in 
Appendix A for the complete text). 

Under the proposed PUD, any proposed project would be required to meet the following 
development standards: 

General Site Standards 

All of the site standards contained within Chapter 13.10 would be applicable unless 
modified by the proposed PUD. The following development standards supersede the 
development standards in the County Code. 

1. 

2. 

3. 

4. 

Parking requirements: 1.5 spaces per studio and one bedroom units; 2.0 spaces 
per two bedroom units; 2.5 spaces per three bedroom units; and 3.0 spaces per 
four bedroom units. An additional 20 percent of the total number of parking 
spaces would be required to accommodate guest parking. 

A reduction in the required on-site parking standard may be considered by the 
County with review and approval by the Board of Supervisors as part of the Level 
VI1 Design Review Permit. Any request for reduced parking would have to 
include an on-site parking management plan prepared by a traffic engineer. 

The maximum number of required parking spaces that may be compact in size is 
specified in County Code Section 13.1 0.553(e) or its successor ordinance. The 
standards for off-street parking facilities as outlined in County Code Section 
13.10.554 at the time of application is deemed complete would apply. 

Circulation Requirements: All interior roadways would be a minimum of 20 feet in 
width for two-way circulation and 12 feet in width for one-way circulation. A 
minimum of 50-foot centerline radius on all access routes would be required 
unless a different turning radius is specified by the fire agency. 

Access to Site: The main access to the site would be located off of Cunnison 
Lane frontage, consistent with the standards contained within the adopted 
Design Criteria for the County of Santa Cruz. 

Bicycle Storage: One lockable storage shed or lockable garage space would be 
provided for on-site bicycle storage. The lockable storage area may be located 
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within the storage area. At least one bicycle space would be provided for each 
dwelling unit. 

5. Accessibility: Developments would be required to meet accessibility requirements 
of Title 24 of the California Building Code or successor code in effect at the time 
the building permit application is submitted. 

a. Accessible Parking: Accessible parking would be provided consistent with 
California State Law. This applies to the design and location of the 
parking spaces, number of accessible spaces provided, and accessible 
path of travel through the development. 

6. Setbacks: The applicable minimum yard setbacks would be established from the 
perimeter of the property to structures in aggregate, and would be as follows: 

a. Cunnison Lane Frontage - 10 feet from back of sidewalk to front porches, 
15 feet from back of sidewalk to buildings. 

b. 5 feet from the southern property line. 

i. The landscaping strip required by County Code Section 13.1 1 
would be eliminated along the southern property line if reciprocal 
parking agreements are made with the owners of the Farm 
Apartments located on APN 037-101-54, directly south of the site. 

c. To the east - Outside the riparian buffer, which extends 20 feet from the 
top of bank (20-foot buffer for an intermittent stream in an urban arroyo 
with a 0-10% slope in oak or other woodland) as shown on Exhibit A. 

d. 5 feet from the northern line delineating the change in zoning. 

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

7. Riparian Area: A riparian buffer of 20 feet (an intermittent stream in an urban 
arroyo with a 0-10% slope in oak or other woodland) is to be maintained. In order 
to clearly delineate the riparian area, the 20-foot buffer from the top of the bank 
would be fenced with permanent fencing. 

8.  Open Space: The open space requirements specified in County Code Section 
13.10.323 (e)(7)(F) would not apply. 

a. The Design Review process shall determine the appropriate amount and 
location of open space on site, with special consideration for opportunity to 
incorporate a large open space area adjacent to the riparian corridor. 

9. Mature Trees: To the greatest extent feasible, existing mature native trees would 
be preserved and incorporated into the project design. The developer would be 
required to submit an arborist’s report regarding the health and stability of all 
mature trees six inches or greater in diameter at breast height and would be 
required to retain as many of these trees as possible. 
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a. Non-native Trees: The developer would be required to remove all non 
native invasive trees, particularly the eucalyptus and acacia, on the 
subject parcels. A restoration plan that includes the removal of those 
trees and restoration of the riparian corridor, phased to avoid leaving 1 le 
riparian corridor void of canopy, would have to be reviewed and approved 
by the Environmental Planning Section of the Planning Department. 

10. Cunnison Lane Frontage: Structures along the Cunnison Lane frontage would 
be limited to two stories and 28 feet in height, and would incorporate front 
porches on the ground level, facing the street. 

11. Lot Coverage and Floor Area Ratio: Lot Coverage and Floor Area Ratio 
limitations would not apply. 

12. Entrances: A minimum of two entrances to the project site from Cunnison Lane 
would be provided. These entrances would be required to meet the Department 
of Public Works Design Criteria for separation. 

project site and along the Cunnison Lane frontage: 
13. Roadway Design. The following standards would apply to roadways on the 

a. Paved Road Width: 32 feet for Cunnison Lane (24 foot travel lanes and 8 
foot parking shoulder on west side only), 20 feet for two-way interior 
driveways, 12 feet for one-way driveways. 

b. Improvements: Construction of and the dedication of an easement for a 4- 
foot wide landscaping strip including street trees that are consistent with 
the Urban Forestry Master Plan, a 4-foot wide sidewalk connecting to 
existing improvements to the south along Cunnison Lane, and any 
associated drainage improvements that may result from the work would be 
required. 

c. In order to maintain a consistent roadway design, right-of-way sufficient to 
accommodate a %!-foot wide roadway (between 10 and 16 feet over the 
length of the property, depending on existing dedicated right-of-way) 
would be dedicated to the County along the Cunnison Lane frontage. 

i. If needed in order to meet the requirements for guest parking on- 
site, roadway improvements could include parking bays on the east 
side of Cunnison Lane fronting the project. 

Requirements for Structures 

1. Number of Stories: A maximum of three (3) stories as defined by the County 
Code exclusive of subsurface parking would be allowed. 

a. Three stories would be allowed except in areas restricted to a two-story 
maximum due to visual impacts. These areas are delineated on the map, 
Exhibit A of the PUD, and are more specifically described in Section 
I.B.4.c. of the PUD. 
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2. Height: Height of three-story structures would be up to 37 feet, exclusive of sub- 
surface parking, and the height of two-story structures would be up to 28 feet, 
exclusive of subsurface parking. 

a. For any structure proposed to be within 2 feet of the maximum height limit, 
building plans would be required to include a roof plan and a surveyed 
contour map of the ground surface superimposed and extended to allow 
height measurement of all features. Spot elevations would be required at 
points on the structure that have the greatest difference between ground 
surface and the highest portion of the structure above. This requirement is 
in addition to the standard requirement of detailed elevations and cross- 
sections and the topography of the project site, that clearly depict the total 
height of the proposed structure above preconstruction natural grade and 
finished grade. 
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I II . E NVI RON M E NTA L REVlE W C H E C K LIST 

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

I. 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 

i evidence? X 

The project site is located outside of the limits of the State Alquist-Priolo Special 
Studies Zone. The project site is located approximately seven miles southwest of the 
San Andreas Fault zone. The US. Geological Survey (2003) indicated that there is a 
62 percent chance of at least one magnitude 6.7 or greater earthquake striking the San 
Francisco Bay region between 2003 and 2032. Therefore, the site will probably be 
subjected to at least one moderate to severe earthquake that will cause strong ground 
shaking. The October 17, 1989 Loma Prieta earthquake (magnitude 7.1) is considered 
to have been associated with the San Andreas Fault system. This event was the 
second largest earthquake in central California history. Improvements to this parcel 
could be subjected to the effects of seismically induced ground shaking during a large 
magnitude earthquake. A geotechnical investigation was prepared by Haro, Kasunich 
& Associates, Inc., dated April 1990 as part of an earlier proposed project that was not 
constructed. This report has been reviewed and accepted by the Environmental 
Planning Section of the Planning Department. The report concludes that fault rupture 
would not be a potential threat to development on the subject parcels 

B. Seismic ground shaking? X 

The 1990 geotechnical investigation by Haro, Kasunich & Associates, Inc. concluded 
that impacts associated with seismic shaking could be mitigated through the use of 
conventional spread footings or pier and grade beam foundation systems. As there is 
no proposed development project at this time, an updated geotechnical report will be 
required from the applicant for the foundation design for the site based on the April 
1990 report by Haro, Kasunich & Associates, Inc. (PUD Section lV.B.3) 
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C. Seismic-related ground failure, 

X including liquefaction? 

A portion of the subject parcels is mapped as having a potential for liquifaction. 
However, the 1990 geotechnical investigation by Haro, Kasunich & Associates, Inc. 
concluded that the potential for liquefaction beneath the site appears unlikely. As there 
is no proposed development project at this time, an updated geotechnical report will be 
required for the foundation design for the site based on the April 1990 report by Haro, 
Kasunich & Associates, Inc. (PUD Section IV.D.l) 

D. Landslides? X 

The general grade from the northern edge of the parcel slopes gently downward 
toward the south with a maximum relief of about 20 feet. Noble Gulch Creek borders 
the eastern edge of the property and contains the only significant slopes with a 
potential for failure. The 1990 geotechnical investigation by Haro, Kasunich & 
Associates, Inc. studied the stability of the creek bank and found the potential for 
failure to be remote. 

The project proposes a 20-foot buffer from the break in slope of the stream channel. 
Given the low potential for failure and the 20-foot riparian buffer, no significant impact 
is anticipated. 

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 

There is a potential risk from severe ground shaking. The recommendations contained 
in the 1990 Haro, Kasunich & Associates, Inc. report, as updated, will be implemented 
to mitigate for this potential hazard. 

3. 

There are no slopes that exceed 30 percent on the property that will be included in the 
developable area. 

Develop land with a slope exceeding 
30%? X 

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

Some potential for erosion exists during the construction phase of the project, 
however, this potential is minimal because best management practices and standard 
erosion control measures would be a required condition of the project. Prior to 
approval of a grading or building permit, the applicant would be required to have an 
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Erosion Control Plan, reviewed and approved by the Planning Department, which 
specifies detailed erosion and sedimentation control measures (County Code Chapter 
16.22.060). The plan would include provisions for disturbed areas to be planted with 
groundcover and to be maintained to minimize surface erosion. 

5. Be located on expansive soil, as 
defined in Table 18-1-8 of the Uniform 
Building Code( 1994), creating 
substantial risks to property? X 

According to a geotechnical report prepared by Haro, Kasunich & Associates, Inc., 
dated March 1992 for a project immediately adjacent to this site, expansive soils are 
expected to occur within the project area. Due to the moderate expansion potential, 
the near surface clayey materials may be subjected to volume changes during 
seasonal fluctuations in moisture content. To reduce the potential for post-construction 
distress to the proposed structures resulting from swelling and shrinkage of these 
materials, residential structures shall be supported on conventional spread footings or 
a pier and grade beam foundation system, or an alternate foundation recommended in 
an update to the April 1990 geotechnical report, reviewed and approved by the 
Environmental Planning Section of the Planning Department, as required in sections 
A(I)(B) and (C)  above. 

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

No septic systems are proposed. 

7. Result in coastal cliff erosion? X 

The project is not located in the coastal zone. No coastal cliff erosion would occur as a 
result of project implementation. 

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

1. 
X 

According to the Federal Emergency Management Agency (FEMA) National Flood 
Insurance Rate Map, dated March 2, 2006, no portion of the project site proposed for 
development lies within a 1 00-year flood hazard area. 

Place development within a 1 00-year 
flood hazard area? ___ 
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2. Place development within the floodway 
resulting in impedance or redirection of 
flood flows? X 

According to the FEMA National Flood Insurance Rate Map, dated March 2, 2006, no 
portion of the project site proposed for development lies within the floodway. 

3. Be inundated by a seiche or tsunami? X 

The site is located at an elevation of approximately 150 to 170 feet above mean sea 
level approximately 0.8 mile from the coast. Therefore, impacts from tsumanis are not 
anticipated. 

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? X 

The proposed project would obtain water from Soquel Creek Water District, and would 
not rely on private well water. Although the project would incrementally increase water: 
demand, the Soquel Creek Water District has indicated that adequate supplies are 
available to serve the project with implementation of the following mitigation measures. 

(a) All applicants for new water service from Soquel Creek Water District are 
required to offset expected water use of their respective development by a 1.21 
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 these 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. 

District Conservation Staff for approval. 

Protection Agency (EPA) Energy Star label. 

conservation requirements prior to commencing water service. 

(b) Plans for a water efficient landscape and irrigation system must be submitted to 

(c) All interior plumbing fixtures must be low-flow and have the Environmental 

(d) District Staff will inspect the completed project for compliance with all 

A portion of the parcels to be rezoned are mapped groundwater recharge, the 
boundaries of which are located entirely within Noble Gulch Creek. No disturbance 
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would be allowed within 20 feet of the stream bank, and drainage into the creek would 
be maintained at pre-development levels, therefore, no impacts to groundwater levels 
would occur. 

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

Runoff from this project may contain small amounts of chemicals and other household 
contaminants. No commercial or industrial activities are proposed that would 
contribute a significant amount of contaminants to a public or private water supply. 
The parking and driveways associated with the project would incrementally contribute 
urban pollutants to the environment; however, the contribution would be minimal given 
the size of the driveways and parking area. Potential siltation from the proposed 
project would be mitigated through implementation of an Erosion Control Plan (see 
Geology and Soils). A silt and grease trap, and a plan for maintenance, would also be 
required from the applicant to reduce the impact of urban pollutants and siltation to a 
less than significant level. 

6. Degrade septic system functioning? X 

The parcels to the east, south, and west of the proposed project parcels are all 
included within and serviced by the Santa Cruz County Sanitation District (SCCSD). 
Future development on the subject parcels would require annexation into the SCCSD 
and any existing septic systems would be abandoned. 

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 on or off-site? X 

The proposed project is located adjacent to Noble Gulch an intermittent stream. A 20- 
foot buffer would be established from the break in slope to protect it from disturbance 
both during and after construction. The proposed project would comply with Chapter 
16.22.070 (Erosion Control) of the County Code. The following mitigation measures 
would be used for runoff control, and would be adequate to control runoff from a ten- 
year storm: 

(a) On soils having high permeability (more than two inchedhour), all runoff in 
excess of predevelopment levels would be retained on the site. This may be 
accomplished through the use of infiltration basins, percolation pits or trenches, 
or other suitable means. This requirement could be waived where the Planning 
Director determines that high groundwater, slope stability problems, or other 
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factors would inhibit or be aggravated by on-site retention, or where retention 
would provide no benefits for groundwater recharge or erosion control. 

(b) If it is determined that on-site percolation is not feasible, all runoff would be 
detained or dispersed over non-erodible vegetated surfaces so that the runoff 
rate does not exceed the predevelopment level. The Planning Director could 
require on-site detention where excessive runoff would contribute to 
downstream erosion or flooding. 

(c) Any concentrated runoff that could not be effectively dispersed without causing 
erosion would be carried in non-erodible channels or conduits to the nearest 
drainage course (Nobel Gulch) designated for such purpose by the Planning 
Director or to on-site percolation devices. Where water will be discharged to 
natural ground or channels, appropriate energy dissipaters would be required to 
prevent erosion at the point of discharge. 

filter strips, catch basins, or other means as necessary to prevent the escape of 
sediment from the disturbed area. 

(e) No earth or organic material would be deposited or placed where it could be 
directly carried into a stream, marsh, slough, lagoon, or body of standing water. 

(9 In an effort to reduce runoff, techniques would be required such as minimizing 
site disturbance, minimizing proposed impervious areas, utilizing pervious 
surfacing, eliminating directly connected impervious areas, and clustering 
development. 

Implementation of the above mitigation measures would reduce impacts to below a 
level of significance. 

(d) Runoff from disturbed areas would be detained or filtered by berms, vegetated 

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 

Runoff from the subject parcels currently drains via sheet flow to the southeast into 
Noble Gulch and to the southwest to Cunnison Lane. Via culverts, County storm drains 
and natural channels, runoff continues downstream into Soquel Creek and out to the 
Monterey Bay at Capitola Village. A drainage study by Fall Creek Engineering, Inc., 
December 2008 (Appendix D), found that the existing conditions of the immediate 
downstream drainage courses have the capacity to safely convey runoff from a -loo- 
year, 24-hour storm event. However, analysis of the two drainages found one section 
in each that is not appropriately sized to convey a ?OO-year, 24-hour storm event. In 
the Nobel Gulch drainage to the east, a 48-inch culvert, approximately 7,000 feet 
downstream of Soquel Drive is estimated to safely convey up to a 25-year storm 
frequency, and the storm drain that runs along Soquel Drive to the west between 
Cunnison Lane and Hardin Way is estimated to safely convey up to a 5-year frequency 
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storm. 

In order to avoid impacts to the undersized drainpipe along Soquel Drive, future 
development on the subject parcels would be required to direct all storm runoff into 
Nobel Gulch. 

All project runoff in excess of predevelopment levels for a IO-year storm event would 
be retainedldetained on the site (See issue 7 above under Hydrology, Water Supply 
and Water Quality). 

All runoff from parking and driveway areas would go through water quality treatment 
prior to discharge from the site (e.g., outsloping driveways to drain to landscaped areas 
for filtering prior to discharge from the site). If structural treatment were proposed, a 
recorded maintenance agreement would be required. This agreement would be 
signed, notarized, and recorded, and a copy of the recorded agreement would be 
submitted to the County Department of Public Works (DPW). 

The developer would also be required to provide permanent markings at each drainage 
inlet that reads "NO DUMPING-DRAINS TO BAY," or equivalent. The property owner 
would be responsible for maintaining these markings. 

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

All runoff in excess of predevelopment levels for up to a IO-year storm event would 
have to be detained on the site (see issue 7 above under Hydrology, Water Supply and 
W a t e r Q ua I i t y) . 

10. Otherwise substantially degrade water 

As stated above, silt and grease traps, and a plan for-maintenance would be required 
to minimize the effects of urban pollutants. In addition, an Erosion Control Plan as 
specified in Section 16.22.060 of the County Code, and a Storm Water Pollution 
Prevention Plan would be required during construction. Because the proposed project 
would result in a land disturbance of one acre or more, a Construction Activities Storm 
Water General National Pollution Discharge Elimination S,ystem (NPDES) Permit 
would have to be obtained from the State Water Resources Control Board. 
Construction activities include clearing, grading, excavation, stockpiling, and 
reconstruction of existing facilities involving removal and replacement. 

supply or quality? X 
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C. Biological Resources 
Does the project have the potential to: 

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

According to the California Natural Diversity Data Base (CNDDB), maintained by the 
California Department of Fish and Game, there are no known special status plant or 
animal species in the site vicinity, and there were no special status species observed in 
the project vicinity. 

Ecosystems West conducted an off-site biotic assessment (Appendix B) near the 
project site on June 30th and September 30th 2008 to determine what special status 
species have a potential to occur on the subject parcels (Table 1 of Appendix B). 
Permission to access the parcels was not granted and observations were done from 
the periphery of the parcels, and through a review of available literature and data 
sources publicly available. The following sections discuss species identified as having- 
a potential to be found on the subject parcels. 

Special Status Plants 

No special-status plant species were observed in the project area from nearby vantage 
points. Only one species, Santa Cruz tarplant (Holocarpha rnacradenia), is considered 
to have a moderate potential to occur on the subject parcels due to the presence of 
Watsonville loam soil which is an edaphic (distinguished by soil characteristics) 
indicator for the tarplant and the proximity of this species just north of the parcels at the 
terminus of Fairway Drive. Santa Cruz tarplant is listed by the State of California as 
endangered and is federally listed as a threatened species. It is found in disturbed 
grassland and coastal prairie habitat with a high percent cover of non-native species. 
Disturbance such as grazing, mowing, scraping and burning has been shown to reduce 
the distribution and cover of species that compete with Santa CNZ tarplant and can 
benefit the species. Other special-status plant species with known regional 
occurrences in Santa Cruz County have no or very low potential to occur in the project 
area. 

Special Status Invertebrates 

The Ohlone tiger beetle (Cicindela ohlone) is federally listed as endangered, and is 
associated with coastal prairie, although it has also been found in degraded prairie 
remnants that are characterized by a mix of annual grasses and other ruderal plants. 
The beetle often occurs on Watsonville loams. California annual grassland on 
Watsonville loams that occur within the project site provide potential habitat for the 
Ohlone tiger beetle. The nearest known occurrence is approximately three miles west 
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of the project site at Santa Cruz Gardens. 

Monarch butterflies (Danaus plexippus) may also occur on the subject parcels during 
winter. Stands of eucalyptus (Eucalyptus spp.), Monterey pine (Pinus radiata), and 
Monterey cypress (Cupressus macrocarpa) are commonly utilized as over-wintering 
sites in California by the monarch butterfly. Monarch habitat is protected in the County 
of Santa Cruz General Plan. Location characteristics such as southeast orientation, 
wind protection, proximity to nectarines (nectar sources), and other abiotic and biotic 
factors determine habitat suitability for monarchs. Monarchs are sensitive to even the 
slightest changes in wind conditions, temperature, and noise disturbance. In addition, 
populations may fluctuate widely from year to year, depending upon a number of 
factors, including the timing of winter rains, winter temperatures, and adequate food 
supply for larva. While a stand of blue gum on the project site provides potential 
wintering habitat for monarchs, it may not be large enough to adequately buffer the site 
from winds. 

Raptors and Birds 

The tree stands above and surrounding the project area provide potential habitat for 
common bird species such as the red-shouldered hawk, red-tailed hawk, great horned 
owl, and many passerine birds that are not considered special-status species. The 
federal Migratory Bird Treaty Act and California Fish and Game Code prohibits the 
destruction or possession of individual birds, birds of prey, eggs or active nests without 
federai and/or state authorization. 

Special Status Mammals 

Lack of access to the structures on site prohibits making an accurate determination as 
to whether or not bats roost within the project site. Townsend’s western big-eared bat 
(Corynorhinus fownsendii townsendii) and the pallid bat (Anfrozous pallidus) are both 
state species of special concern, with potential roost sites available on the subject 
parcel. The fringed myotis (Myofis fhysanodes) and long-legged rnyotis (Myofis volans) 
are both considered ”high priority” on the Western Bat Working Group’s (WBWG) 
Western Bat Species Regional Priority Matrix (1998) and were included on the 
preliminary list of revised CDFG species of special concern (CDFG 1998). If these two 
species are listed at the time of development of the subject parcels, they would have to 
be included in any surveys for bats prior to development, and if found, impacts to them 
would have to be avoided. All of the bats in Table 1 of Appendix B and other more 
common bat species may forage in or migrate through the project area. 

No potential San Francisco dusky-footed woodrat nest structures were observed from 
the periphery of the parcel but may be present under the dense eucalyptus trees along 
Nobel Gulch. The project site is within the range of this special status species and 
potential habitat occurs within the project site. 
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Implementation of the following measures would reduce impacts to below a level of 
significance. 

Plants 

Prior to issuance of building permits on this site, clearance-level surveys for the Santa 
Cruz tarplant must be conducted to ensure no take of this protected species. Should 
the surveys discover tarplant on the site, the proposed design would be redesigned to 
protect the colony, such that no take occurs. A management plan for the colony would 
be required to be submitted to the Planning Department for review and approval, and a 
biotic declaration that includes the management plan must be recorded on the deed of 
the parcel. The applicant would also be required to consult with both the US Fish and 
Wildlife Service (USFWS) and CDFG prior to any site disturbance. 

Wildlife 

Prior to issuance of any development permits, the applicant would be required to 
conduct preconstruction wildlife surveys for the following special-status species: The 
Ohlone tiger beetle, the monarch butterfly, nesting birds of prey, Townsend’s western 
big-eared bat, the pallid bat, the western red bat, and the San Francisco dusky-footed 
wood rat. Surveys would be conducted during appropriate breedinghoosting seasons 
for invertebrates, birds, and mammals. 

If surveys for the Ohlone tiger beetle encounter the species on the subject parcel, the 
applicant would be required to avoid all potential impacts to the beetle and its habitat 
and a management plan for the population would have to be reviewed and approved 
by the USFWS and the County of Santa Cruz Environmental Planning Section prior to 
issuance of any development or grading permit. 

All impacts to nesting raptors and other migratory birds would have to be avoided. If 
surveys determine active nests are on site, all tree removal would be scheduled 
outside of the breeding season. 

If active raptor, migratory bird, or bat nests or roosts are found in trees to be retained, a 
qualified biologist would be required to be on site during any initial vegetation or 
ground disturbance activities (e.g. vegetation clearing, grading, excavation, tree 
pruninghemoval) that could potentially impact listed species. Roosting bats would be 
excluded from trees prior to any disturbance. The biologist would be responsible for 
setting and maintaining the disturbance buffers from active nests during construction 
activities, and for ensuring bat roosts are vacated. Buffers and exclusionary measures 
would be implemented only after consultation with CDFG. 

Any woodrat nests located within a proposed disturbance area would have to be 
avoided or moved after consultation with CDFG. 
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2. Have an adverse effect on a sensitive 
biotic community (riparian corridor), 
wetland, native grassland, special 
forests, intertidal zone, etc.)? x 

Noble Gulch Creek traverses the proposed parcel along its eastern boundary. Nobel 
Gulch in this reach is an urban arroyo and riparian corridor, inundated with eucalyptus 
and acacia trees, both non-native invasive plants, and the Gulch is considered 
degraded sensitive habitat. As required in PUD section B.3.c.i., the developer would 
be required to remove all non-native invasive trees within the riparian corridor and 
buffer area, and a restoration plan that includes the removal of those trees and 
restoration of the riparian corridor, phased to avoid leaving the riparian corridor void of 
canopy, would have to be reviewed and approved by the Environmental Planning 
Section of the Planning Department. 

There are no other mapped or designated sensitive biotic communities on or adjacent 
to the project site, however, if any of the listed species in Table 1 of Appendix B are 
found during the required surveys, the habitat that supports that species and the area 
adjacent to it would be considered sensitive habitat and all impacts to that habitat 
would have to be avoided. 

All proposed structures would maintain the required 20-foot buffer from the top of the 
bank along Noble Gulch Creek. In addition, permanent fencing would be placed at the 
20-foot buffer during construction. 

Implementation of the above measures would reduce impacts to below a level of 
significance. 

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 

Noble Gulch Creek functions as a wildlife corridor that provides habitat and a wildlife 
migratory corridor for both birds and other wildlife. Trees on the subject parcel may 
provide nesting habitat for migratory songbirds, raptors, or bats. No development will 
be allowed within the riparian corridor, as defined by a 20-foot buffer from the top of 
bank of the Nobel Gulch channel, except for the removal of invasive vegetation 
pursuant to an approved restoration plan, and the installation of drainage features. If 
the required surveys find that the trees to be removed provide over-wintering habitat 
for monarch butterflies, the removal will be done when the monarchs are not present. If 
active nesting birds are found to be present, the tree removal will occur after the young 
have fledged or when the nests are vacant, prior to the breeding season. If active 
nests are present in trees to be retained, no disturbance zones, set by a qualified 
biologist based on the particular species present, will be fenced off around the subject 
tree to ensure other construction activities do not harm sensitive species. In order to 

- 7 2 -  



Environmental Review Initial Study 
Page 29 

Slgnifirmt Less IhrD 
Or Slgnificam Less than 

Poientidy with Significant 
Signlhcsnt Mitigabom Or Noi 

Impacl Incorporatior No Impact Applicable 

prevent impacts to special status bat species, before any trees are removed, a 
qualified biologist shall perform surveys. Roosting bats shall be excluded from trees 
prior to disturbance. If maternal roosts are present, disturbance shall be avoided until 
roosts are unoccupied. 

4. 

Noble Gulch Creek and the associated riparian area encompasses the eastern edge of 
the project site. This habitat area could be adversely affected by project-generated 
lighting. All project lighting located adjacent to the riparian buffer shall be shielded 
away from the buffer area. All development in the vicinity of the riparian corridor shall 
be consistent with Chapter 16.30 of the County Code. 

Produce nighttime lighting that will 
illuminate animal habitats? X 

5. Make a significant contribution to the 
reduction of the number of species of 
plants or animals? X 

See C.1. above. 

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

As mitigated, the project would not conflict with any local policies or ordinances. 

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 currently no Habitat Conservation Plans, Biotic Conservation Easements, Or 
similar conservation plans that apply to the project site. 
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D. Enerqy and Natural Resources 
Does the project have the potential to: 

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

The project site is not designated as a Timber Resource. No timber resources occur 
on the project site or in the project vicinity. 

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

The proposed project site is not used for nor affected by agriculture. 

3. Encourage activities that result in the 
use of large amounts of fuel, water, or 
energy, or use of these in a wasteful 
ma n n e r ? X 

The proposed project is a multi-family residential development. The Soquel Water 
District would provide water for future deveiopment on the subject parcels, with a 
requirement for water offsets that would reduce impacts to water resources to less than 
significant. The provisions of the proposed PUD encourage energy efficient design. 

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

The site does not contain any mineral or energy 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 
of that resource? X 

The project would not directly impact any public scenic resources, as designated in the 
County’s General Plan (1994), or obstruct any public views of these visual resources. 
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2. Substantially damage scenic 
resources, within a designated scenic 
corridor or public view shed area 
including, but not limited to, trees, rock 
outcroppings, and historic buildings? X 

The project site is not located along a County designated scenic road or within a 
designated scenic resource area. No impacts from project implementation are 
anticipated. 

3. Degrade the existing visual character 
or quality of the site and its 
surroundings, including substantial 
change in topography or ground 
surface relief features, and/or 
development on a ridgeline? X 

The proposed project would allow 5.1 of 7.5 acres to be developed, the remainder 
being retained as open space and setbacks. Degradation of the character of the site 
would be minimized by restricting buildings to 28 feet and two stories in height within 
50 feet of the Cunnison Lane frontage. The proposed PUD requires buildings facing 
public roads to incorporate features such as step-back heights, articulation, variations 
in finishes, glazing, building separation and varied roof heights. County Ordinance 
16.20.01 0 requires all grading to be minimized. The riparian corridor located 
immediately to the east of the project site would undergo restoration to remove the 
non-native vegetation to match that of the housing project directly south of the 
proposed site. Mature vegetation on the site including two east to west rows of 
Monterey cypress, would be evaluated for health and all mature native or non-invasive 
trees that can be retained would be. 

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

The project would contribute an incremental amount of night lighting to the visual 
environment. However, the following project conditions, to be addressed by Planning 
Department staff at the Design Review stage, would reduce this potential impact to a 
less than significant level: 

(a) It shall be an objective of lighting design to relate to the site and building design 
and reduce off-site impacts. 

(b) All site, building, security and landscape lighting shall be directed onto the site 
and away from adjacent properties. Light sources shall not be visible from 
adjacent properties. Light sources can be shielded by landscaping, structures, 
fixture design or other physical means. Building and security lighting shall be 
integrated into the building design. 
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(c) All lighted parking and circulation areas shall utilize low-rise light standards or 
light fixtures attached to the buildings. Light standards to a maximum height of 
15 feet are allowed. 

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

5. 

There are no unique geological or physical features mapped or known to be on or 
adjacent to the site that would be destroyed, covered, or modified by the project. 

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

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 

There are no unique historical resources mapped or known to be on or adjacent to the 
site that would be affected by the project. 

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

The project site is not mapped for archaeological resources. A preliminary 
archaeological records search and sensitivity assessment report was completed by 
Archaeological Consulting (Appendix C) and found that, based upon the background 
research and a field assessment from the road adjacent to the property, there are 
fourteen recorded cultural resources and six prehistoric archaeological sites within one 
mile of the project site, but there are no recorded cultural resources in the immediate 
area. The presence on-site of a seasonal creek suggests a moderate potential for the 
discovery of prehistoric cultural resources. Prior to issuance of any grading or building 
permit, a standard site reconnaissance would be completed of the entire site. If 
archeological resources are identified during this reconnaissance, all impacts to 
significant archeological resources would have to be completely avoided. 

Pursuant to Chapter 16.40.040 of the Santa Cruz County Code, if at any time during 
site preparation, excavation, or other ground disturbance associated with this project, 
human remains are discovered, the responsible persons shall immediately cease and 
desist from all further site excavation and notify the sheriff-coroner and the Planning 
Director. If the coroner determines that the remains are not of recent origin, a full 
archeological report shall be prepared and representatives of the local Native 
California Indian group shall be contacted. Disturbance shall not resume until the 
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significance of the archeological resource is determined and appropriate mitigations to 
preserve the resource on the site are established. 

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

See discussion in F.2. above. 

Pursuant to Section 16.40.040 of the Santa Cruz County Code, if at any time during 
site preparation, excavation, or other ground disturbance associated with this project, 
human remains are discovered, the responsible persons shall immediately cease and 
desist from all further site excavation and notify the Sheriff-Coroner and the Planning 
Director. If the Coroner determines that the remains are not of recent origin, a full 
archeological report shall be prepared and representatives of the local Native 
California Indian group shall be contacted. Disturbance shall not resume until the 
significance of the archeological resource is determined and appropriate mitigations to 
preserve the resource on the site are established. 

4.  Directly or indirectly destroy a unique 

A database search of the University of California Museum of Paleontology Specimen 
Search was conducted on September 29, 2008. No paleontological resources are 
known to occur within the project area. No impacts to paleontological resources are 
anticipated. 

-- paleontological resource’or site? X 

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

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

The project site is not included on the September 4, 2008 list of hazardous sites in 
Santa Cruz County compiled pursuant to the specified code. 

3. Create a safety hazard for people 
residing or working in the project area 
as a result of dangers from aircraft 
using a public or private airport located 
within two miles of the project site? X 

The project site is located approximately eight miles northwest of the Watsonville 
Municipal Airport; therefore, no safety hazard for people residing or working in the 
project area would result. 

4. Expose people to electro-magnetic 
fields associated with electrical 
transmission lines? X 

No electrical transmission lines are located within or adjacent to the project area.- 
Therefore, no adverse impacts are anticipated. 

. - _ _  - _. 

5. Create a potential fire hazard? X 

The project design incorporates all applicable fire safety code requirements and would 
include fire protection devices as required by the Central Fire Protection District of 
Santa Cruz County. 

6. Release bio-engineered organisms or 
chemicals into the air outside of 

X 

The proposed multi-family residential development would not release bio-engineered 
organisms or chemicals into the air outside of project buildings. 

project buildings? -__ 
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H. TransportationITraffic 
Does the project have the potential to: 

I. Cause an increase in traffic that is 
substantial in relation to the existing ' 
traffic load and capacity of the street 
system (i.e., substantial increase in 
either the number of vehicle trips, the 
volume to capacity ratio on roads, or 
congestion at intersections)? X 

The following discussion is a summary of the Transportation Impact Analysis prepared 
by Fehr & Peers Transportation Consultants dated January 18,2008, and revised by 
the Department of Public Works Road Planning Section, July 30, 2008 (Appendix E). 
The revisions reflect a reduction in units from 143 multi-family dwelling units to 102 
multi-family dwelling units. 

Background conditions include existing traffic volumes plus traffic generated from 
approved but not yet constructed or occupied projects and serve as the basis for 
identifying project impacts. Level of service (LOS) calculations were conducted for the 
key intersections to evaluate their operations under existing conditions, background 
conditions, background plus build out on the subject parcels (project), cumulative 
(long-term) without the project, cumulative plus the project, and cumulative with the 
project and with the build out of the remainder of parcel 037-061-04 (Table 2). 

The proposed project is expected to generate 746 daily trips, 53 AM peak-hour trips 
( I O  inbound and 43 outbound), and 74 PM peak-hour trips (48 inbound and 26 
outbound). 

According to the County of Santa Cruz General Plan, significant impacts at signalized 
intersections are defined to occur when: 

(a) The addition of project traffic causes intersection operations to degrade from 
LOS D or better to LOS E or F, or 

(b) Project traffic is added to an intersection operating at LOS E or F, resulting in a 
one-percent increase in the volume-to-capacity ratio of the sum of all critical 
movements. 

Significant impacts at unsignalized intersections are defined to occur when: 

(c) The addition of project traffic causes intersection operations to degrade from 
LOS D or better to LOS E or F, and the peak-hour signal warrant from the 
Manual on Uniform Traffic Control Devices (MUTCD) is satisfied, or 

(d) Project traffic is added to an intersection operating at LOS E or F, and the peak- 
hour signal warrant from the MUTCD is satisfied. 

Three intersections were analyzed for this project; Soquel Drive at Porter Street 
(signalized), Soquel Drive at Cunnison (not signalized), and Soquel Drive at Park Ave 
(signalized). 
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Existing Conditions 

As shown in Table 2, the intersections currently at Soquel Drive/Cunnison Lane and 
Soquel Drive/Park Avenue operate at acceptable levels during both the AM and PM 
peak hours under existing conditions. The Soquel DrivelPorter Street intersection 
currently operates at LOS D during both the AM and PM peak hours. 

Background Conditions 

All intersections shown are projected to operate at the same LOS as with existing 
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conditions levels, with the exception of the Soquel Drive/Porter Street intersection 
during the PM peak hours, and would experience a small increase in delay. The 
Soquel DrivelPorter Street intersection is projected to degrade from LOS D to LOS E 
without development of a multi-family housing project on the subject parcels. 

Background Plus Project Conditions 

The Soquel Drive/Porter Street intersection is projected to degrade incrementally with 
the development of a multi-family housing project on the subject parcels, however the 
increase is projected to be less than one percent of the background LOS and therefore 
is not considered significant. The other study intersections are projected to continue 
operating at the same LOS with the additional traffic generated from the proposed 
project. 

Based on the criteria listed above, the proposed project would have a less-than- 
significant impact at study area intersections. Therefore, no roadway mitigation 
measures are required. 

2. Cause an increase in parking demand 
which cannot be accommodated by 
existing parking facilities? X 

The parking provided would be consistent with the requirements outlined in the PUD 
(Attachment A). The development of 4.5 spaces per studio and one bedroom unit, 210 
parking spaces for a two-bedroom unit, 2.5 spaces for a three-bedroom unit, and 3.0 
spaces for a four-bedroom unit. In addition, a minimum of 20 percent of the total 
residential parking spaces would be provided for on site guest parking in addition to the 
on site residential parking requirement. Thus, the project meets the code requirements 
for the required number of parking spaces; and therefore, new parking demand would 
be accommodated on site. No impacts are anticipated. 

3. Increase hazards to motorists, 

The proposed project would comply with current road requirements to prevent potential 
hazards to motorists, bicyclists, and/or pedestrians. The applicant would be required 
to submit and secure approval of engineered improvement plans from the Department 
of Public Works and the Planning Department for all roads, curbs and gutters, storm 
drains, erosion control, and other improvements specified. 

Sidewalks are located on both sides of Soquel Drive and Porter Street and Park 
Avenue in the project vicinity. Sidewalks are located on both sides of Cunnison Lane 
south of the project site, and would be a requirement to install along the frontage of the 
project site. 

According to the County General Plan, significant impacts to pedestrian and bicycle 
facilities are defined to occur when the project conflicts with existing or planned 
pedestrian or bicycle facilities, or it creates pedestrian and bicycle demand without 

bicyclists, or pedestrians? X 
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providing adequate facilities. 

Significant impacts to transit facilities are defined to occur when the project conflicts 
with existing or planned transit facilities, or it generates potential transit trips without 
providing adequate facilities for pedestrians and bicyclists to access transit routes and 
stops. 

The project would generate new pedestrian trips, and the sidewalks along the project 
frontage and near the project site can accommodate this demand. All bicycle 
improvements identified in the General Plan for the reach of Soquel Drive in the vicinity 
of the subject parcels have been made. Based on existing transit usage patterns in 
Santa Cruz County, the project is expected to generate fewer than five transit trips 
during the peak hour. These trips can be spread between several different buses 
during the peak hour, resulting in a minimal increase in transit demand. The existing 
pedestrian, bicycle, and transit facilities can accommodate the project-generated 
demand. The impacts to these facilities would be less than significant and no mitigation 
measures are required. 

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

The proposed project is expected to generate 746 daily trips, 53 AM peak-hour trips 
( I O  inbound and 43 outbound), and 74 PM peak-hour trips (48 inbound and 26 
outbound). 

According to the County of Santa Cruz General Plan, significant impacts at signalized 
intersections are defined to occur when: 

(a) The addition of project traffic causes intersection operations to degrade from 
LOS D or better to LOS E or F, or 

(b) Project traffic is added to an intersection operating at LOS E or F, resulting in a 
one-percent increase in the volume-to-capacity ratio of the sum of all critical 
movements. 

Significant impacts at unsignalized intersections are defined to occur when: 
- 

(a) The addition of project traffic causes intersection operations to degrade from 
LOS D or better to LOS E or F, and the peak-hour signal warrant from the 
Manual on Uniform Traffic Control Devices (MUTCD) is satisfied, or 

hour signal warrant from the MUTCD is satisfied. 
(b) Project traffic is added to an intersection operating at LOS E or F, and the peak- 

Three intersections were analyzed for this project. Soquel Drive at Porter Street 
(signalized), Soquel Drive at Cunnison (not signalized), and Soquel Drive at Park Ave 
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(signalized). 

All three intersections are projected to operate at the same level of service under the 
cumulative with project, and cumulative with project and remaining parcel build out 
(Year 2025) scenarios as in the cumulative without project scenario. According to the 
impact criteria presented above, the project’s impact to this location is less than 
significant. 

1. Noise 
Does the project have the potential to: 

I. Generate a permanent increase in 
ambient noise levels in the project 
vicinity above levels existing without 

. the project? X 

The project would create an incremental increase in the existing noise environment. 
However, this increase would be small, and would be similar in character to noise 
generated by the surrounding existing residential land uses. 

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

County General Plan Policy 6.9.1 requires all new development to conform with the 
Land Use Compatibility Guidelines. All new residential and noise sensitive land 
developments should conform to a noise exposure standard of 60 decibels (dB) Ldn 
(dayhight average noise level) for outdoor noise and 45 dB Ldn for indoor noise. New 
development of land, which cannot be made to conform to this standard, shall not be 
permitted (County of Santa Cruz 1994). 

The dominant source of vehicular noise in the area is the traffic on Soquel Drive, which 
is approximately 600 feet south of the project site. Noise levels at the project site 
generated from traffic on Soquel Drive are reduced because of the noise-shielding 
effects of roadside and residential structures, the distance from the source, and 
elevated topography and natural noise barriers (e.g., vegetation and trees). Outdoor 
noise levels at the project site are estimated to be 45 to 55 dB b. 
For residential structures, normally acceptable interior noise levels are 45 dB Ldn or 
less. Because typical residential structures reduce the exterior noise level by 
approximately 12-18 dBA, residential structures constructed in areas with 60 dB Ldn Or 
less typically meet the acceptable interior noise level. No significant adverse impact 
from vehicular generated noise is anticipated. 
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3. Generate a temporary or periodic 
increase in ambient noise levels in the 
project vicinity above levels existing 
without the project? X 

Noise generated during construction would temporarily increase the ambient noise 
levels for adjoining areas. In order to minimize impacts associated with short-term 
construction noise, the County Planning Department would ensure that the following 
noise control measures are incorporated into the final construction design plans for the 
proposed project: 

(a) Construction that involves motorized equipment would be limited to Monday 
through Friday from 8:OO AM to 4:30 PM to avoid the times of day and the days 
of the week when noise effects would cause the greatest annoyance to 
residents. 

(b) Exceptions to the specified construction hours would be allowed only for 
construction emergencies and pre-approved by County Planning; and 

(c) Signs would be posted that are clearly visible to users on Soquel Drive and 
Cunnison Lane that provide the phone number for the public to call to register 
complaints about construction-related noise problems. The applicant would be 
required to assign a single "disturbance coordinator'' to log in and respond to all 
calls. AI1 verified problems would be resolved within 24 hoWs of registering the 
complaint. 

Implementing these mitigation measures would reduce potential significant 
construction-related noise impacts to a less than significant level- 

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

1. Violate any air quality standard or 
contribute substantially to an existing 
or projected air quality violation? X 

The North Central Coast Air Basin does not meet state standards for ozone and 
particulate matter (PMlo). Therefore, the regional pollutants of concern that would be 
emitted by the project are ozone precursors (Volatile Organic Compounds [VOCs], 
nitrogen oxides [NOxJ), and dust. 

The proposed project is expected to generate 746 daily trips, 53 AM peak-hour trips 
(IO inbound and 43 outbound), and 74 PM peak-hour trips (48 inbound and 26 
outbound). The carbon monoxide (CO) thresholds outlined in Section 5.4 of the 
Monterey Bay Unified Air Pollution Control District (MBUAPCD) CEQA Guidelines 
would not be exceeded by the proposed project (MBUAPCD 2004). The proposed 
project would not significantly affect levels of service at intersections or road segments 
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that would cause or substantially contribute to violation of state or national Ambient Air 
Quality Standards (AAQS) for carbon monoxide. 

Construction activities (e.g., excavation, grading, on-site vehicles) that directly 
generate 82 pounds per day or more of PMla (dust) would result in a significant impact 
on local air quality if located nearby and upwind of sensitive receptors. Although 
project construction may result in a short-term, localized decrease in air quality due to 
generation of dust, the implementation of standard best management practices would 
reduce PM10 levels well below 82 pounds per day. The following mitigation measures 
would reduce construction-related emissions to a less than significant level. 

All active construction areas would be watered at least twice daily. Frequency 
would be based on the type of operation, soil, and wind exposure. 

All grading activities would be prohibited during periods of high wind (over 15 

Chemical soil stabilizers would be applied to inactive construction areas 
(disturbed lands within construction projects that are unused for at least four 
consecutive days). 

Non-toxic binders (e.g., latex acrylic copolymer) would be applied to exposed 
areas after cut and fill operations and to hydroseed areas. 

Haul trucks would maintain at-least two feet of freeboard. 

All trucks hauling dirt, sand, or loose materials would be covered. 

Vegetative ground cover would be installed in disturbed areas as soon as 
possible. 

mph). 

Inactive storage piles would be covered. 

Wheel washers would be installed at the entrance to construction-sites for all 
exiting trucks. 

Streets would be swept if visible soil material is carried out from the 
construction-site. 

A publicly visible sign would be posted that specifies the telephone number and 
person to contact regarding dust complaints. This person would respond to 
complaints and take corrective action within 48 hours. The phone number of the 
Monterey Bay Unified Air Pollution Control District would be  visible to ensure 
compliance with Rule 402 (Nuisance). 

The area under construction would be limited at any one time (MBUAPCD 
2008). 

Typical construction equipment would be used such as dump trucks, scrapers, 
bulldozers, compactors and front-end loaders, which temporarily emit precursors of 
ozone [i.e., volatile organic compounds (VOC) or oxides of nitrogen (NOx)]. However, 
these construction-related pollutants are taken into consideration in the emission 
inventories of state- and federally-required air plans, therefore the proposed project 
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would not have a significant impact on the attainment and maintenance of ozone 
AAQS. 

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

The project would not conflict with or obstruct implementation of the regional air quality 
plan. See J-1, Air Quality above. 

3. Expose sensitive receptors to 

There would be a short-term air quality impact from emissions generated during site 
preparation (including soil stabilization efforts) and building construction. Dust from 
grading and emissions from heavy equipment would incrementally increase emissions 
over the short-term. However, this impact would be mitigated to a less than significant 
level (See J-I Air Quality mitigation). 

substantial pollutant concentrations? X 

4. 

The project is not expected to create objectionable odors. No impacts are anticipated. 

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

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

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

. public services: 

X a. Fire protection? ~- 

The project site is situated within the Central Fire Protection District located at 4747 
Soquel Drive, Soquel, California. The station is located approximately one mile west of 
the project site. There would be an incremental increase in demand for fire protection 
services with project implementation, but not sufficient to warrant additional personnel 
or equipment. 

b. Police protection? - 
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The project site is within the jurisdiction of the County of Santa Cruz Sheriffs 
Department located at 701 Ocean Street in Santa Cruz. The Sheriffs Department is 
located approximately four miles west of the proposed project site. However, the Live 
Oak Service Center is located at 870-B 17th Ave., about two miles from the project 
site. The Live Oak Service Center is staffed with a sergeant and a team of volunteers. 

Response time depends on the character of the call, the availability of an officer, and 
the office's proximity to the site. Emergency response time to the project site is 
estimated at three minutes (for burglaries in progress or domestic violence) to two 
hours (for investigations of a non-emergency nature). The department also maintains 
a service agreement with the California Highway Patrol. No significant impacts are 
anticipated. 

c. Schools? X 

The proposed project site is located within the Santa Cruz High School District and the 
Soquel Union Elementary School District. While the project represents an incremental 
contribution to the need for services, the increase would be minimal. School, park, and 
transportation fees to be paid by the applicant would be used to offset the incremental 
increase in demand for schools. 

_ _  d. Parks or other recreational 
activities? X 

The proposed project site is located within the jurisdiction of the County of Santa Cruz 
Department of Parks, Open Space and Cultural Services. While the project represents 
an incremental contribution to the need for services, the increase would be minimal. 
School, park, and transportation fees to be paid by the applicant would be used to 
offset the incremental increase in demand for recreational facilities. 

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

While the project represents an incremental contribution to the need for services, the 
increase would be minimal. Moreover, the project meets all of the standards and 
requirements identified by the local fire agency as applicable, and school, park, and 
transportation fees to be paid by the applicant would be used to offset the'incremental 
increase in demand for public roads. 

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

The drainage study by Fall Creek Engineering, Inc.,'December 2008, found that the 
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existing conditions of the immediate downstream drainage courses have the capacity 
to safely convey runoff from a 100-year, 24-hour storm event. Nobel Gulch has 
downstream limitations in capacity approximately 1000 feet below Soquel Drive where 
a culvert limits conveyance to safely pass up to a 25-year storm event, and 
approximately one mile downstream where the final 1,700 feet of Nobel Gulch is 
underground in a recently upgraded culvert that can safely pass up to a 10-year storm 
event. 

On-site retention and detention would be required to limit runoff rates to pre- 
development levels for up to a 10-year storm event, reducing down stream impacts to 
less than significant. See B.4. for required mitigation. 

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

The subject parcels are currently served by the Soquel Water district. N o  new water 
conveyance facilities would be required. The parcels to the east, south, and west of 
the proposed project parcels are all included within and serviced by the Santa Cruz - 

County Sanitation District (SCCSD). Future development on the subject parcels 
would require annexation into the SCCSD. 

4. Cause a violation of wastewater 
treatment standards of the Regional 
Water Quality Control Board? X 

The project’s wastewater flows would not violate any wastewater treatment standards. 

5. Create a situation in which water 
supplies are inadequate to serve the 
project or provide fire protection? X 

The proposed project would obtain water from Soquel Creek Water District, and would 
not rely on private well water. Although the project would incrementally increase water 
demand, the Soquel Creek Water District has indicated that adequate supplies are 
available to serve the project with implementation of the following mitigation measures. 

(a) All applicants for new water service from Soquel Creek Water District are 
required to offset expected water use of their respective development by a 1.21 
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 these 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 
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reimburse administrative and inspection costs in accordance with District 
procedures for implementing this program. 

District Conservation Staff for approval. 

Protection Agency (EPA) Energy Star label. 

conservation requirements prior to commencing water service. 

(b) Plans for a water efficient landscape and irrigation system must be submitted to 

(c) All interior plumbing fixtures must be low-flow and have the Environmental 

(d) District Staff will inspect the completed project for compliance with all 

Soquel Creek Water District has determined that adequate supplies are available to 
serve the project, including supplies required for fire protection. 

6. 

The project’s road access meets County standards and has been approved by the 
Central Fire Protection District. In addition, all interior driveways would be required to 
meet standards for fire access. 

Result in inadequate access for fire 
protection? X 

7. Make a significant contribution to a 
cumulative reduction of landfill 
capacity or ability to properly dispose 
of refuse? X 

The project would make an incremental contribution to the reduced capacity of regional 
landfills. However, this contribution would be relatively small and would be of similar 
magnitude to that created by existing land uses around the project. 

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

The proposed project would not breach federal, state or local statutes or 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 or 
mitigating an environmental effect? X 

General Plan policy 5.1 .I 2 requires the restoration of degraded sensitive habitat as a 
condition of development approval. Any future development on the subject parcels will 
require the removal of non-native invasive plants within, and restoration of, the riparian 
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corridor. The proposed project does not conflict with any policies adopted for the 
purpose of avoiding or mitigating an environmental effect. 

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

X environmental effect? ____ 

The proposed project does not conflict with any regulations adopted for the purpose of 
avoiding or mitigating an environmental effect. 

3. Physically divide an established 

The project would not include any element that would physically divide an established 
community. 

X community ? -- - 

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

Although the project proposes a General Plan amendment and zone change, the 
construction of 102 multi-family residences would not result in a potentially significant 
direct growth inducing effect. The project proposes a maximum development density 
of 20 dwelling units per usable acre on the project site. The project would rezone the 
parcel and amend the General Plan from “Single-Family Residential - 10,000 square 
foot minimum parcel size (R-1-10)’’ and ”Urban Low Residential (R-UL)” to “Multi- 
Family Residential - Regional Housing Need (RM-R)” and “Urban High Residential” 
with a PUD. 

The Regional Housing Need “ R  Combining District (Chapter 13.1 0.477 and 478) 
proposes to increase the supply of affordable housing in the County of Santa Cruz by 
designating sites for development at 20 units per acre. Development projects on-sites 
designated with the Regional Housing Need “R” Combining District are required to 
provide 40 percent of the units as affordable housing. In addition, the Regional 
Housing Need ”R” Combining District shall only be applied to those parcels identified 
by the Board of Supervisors in advance of housing element adoption, as part of the 
housing element, or as part of the implementation of housing element policies. For 
sites to be designated under the Regional Housing Need “ R  Combining District, the 
site must: 

(a) Be located within the Urban Services Line; and 

(b) Be identified by the County to satisfy the Regional Housing Need. A private 
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landowner may not apply for designation under the Regional Housing Need "R" 
Combining District without the concurrence of the Board of Supervisors prior to 
application. 

Therefore, the density of the surrounding development would not be affected by the 
proposed project. No growth inducing impacts are anticipated. 

In addition, the proposed project does not propose to extend roads or other 
infrastructure, and therefore, would not result in potentially significant indirect growth 
inducing impacts. 

5. Displace substantial numbers of 
people, or amount of existing housing, 
necessitating the construction of 
replacement housing elsewhere? X 

The proposed project would entail a net gain in housing units. 

. ._ . 
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M. Non-Local Approvals 

Does the project require approval of federal, state, 
or regional agencies? Yes X No 
See page 2 for list of agencies. 

N. Mandatory Findinqs of Significance 

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

2. Does the project have the potential to 
achieve short term, to the disadvantage of 
long-term environmental goals? (A short term 
impact on the environment is one which 
occurs in a relatively brief, definitive period of 
time while long term impacts endure well into 
the future) 

3. 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)? 

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

Yes 

Yes 

No X 

N o  X 

No X 

No X .___ Yes 
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APPENSDIX A 

ORDINANCE GRANTING A PLANNED UNIT DEVELOPMENT AS 
ALLOWED BY SANTA CRUZ COUNTY CODE RELATING TO 

ESTABLISHMENT OF DEVELOPMENT STANDARDS FOR 
APN: 037-101-02, 037-061-66, AND A PORTION OF 037-061-04 
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ORDINANCE NO. 

ORDINANCE GRANTING A PLANNED UNIT DEVELOPMENT AS ALLOWED BY SANTA 
CRUZ COUNTY CODE RELATING TO ESTABLISHMENT OF DEVELOPMENT STANDARDS 

FOR APNS: 037-1 01-02, 037-061-66,037-061-04 

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

SECTION I 

A Planned Unit Development is hereby granted to the property located on the east side of Cunnison 
Lane about 700 feet north of the intersection of Soquel Drive and Cunnison Lane; in the Soquel 

Planning Area, also known as the Erlach Housing Site, and shown on Exhibit A attached hereto and 
subject to the conditions shown on Exhibit By attached hereto. 

SECTION I1 

Th~s ordinance shall become effective 3 1 days after adoption. 

PASSED AND ADOPTED this 
County of Santa Cruz by the following vote: 

day of 2008 by the Board of Supervisors of the 

AYES: SUPERVISORS 
NOES: SUPERVISORS 
ABSENT: SUPERVISORS 
ABSTATN: SUPERVISORS 

Chairman of the Board of Supervisors 

Attest: 
Clerk of the Board 

APPROVED AS TO FORM: 

County Counsel 

Environmental Review lnhal Study 
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EXHIBIT A 

Planned Unit Development 
Conditions of Approval 

Property located on the east side of Cunnison Lane about 700 feet north of the 
intersection of Soquel Drive and Cunnison Lane; in the Soquel Planning Area. 

AI'Ns: 037-101 -02,037-061-66,037-061-04 
---- I '  

APNs 037-1 03-02,037-061-66, 
and 037-061 -04 

1 -------- 

m ATTACHMENT- 
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EXHIBIT B 

PI anned Unit Development 
Conditions of Approval 

Property located on the east side of Cunnison Lane about 700 feet north of the 
intersection of Soquel Drive and Cunnison Lane; in the Soquel Planning Area. 

APNs: 037- 1 01 -02,037-06 1 -66,03 7-061 -04 

This site contains 5.1 useable (developable) acres, equating to 102 dwelling units, of these, 15 
affordable units and an in leiu fee for .3 of a unit are required under County Code Section 
17.10.03O(b)(l) and 26 affordable units are required under County Code Section 17.10 
.030(b)(6). Development of this site is by-right in that the use and density for the site are not 
discretionary. A Level VI1 design review hearing is required. 

I) General Site Standards 

A) All requirements and standards contained in Section 13.10.475 through 13.1 0.478 of the 
County Code (Regional Housing Needs “R” Combining District) shall be applicable unless 
expressly modified by the conditions of this Planned Unit Development (PUD). 

B) Development Standards. The following development standards supersede the development 
standards in the County Code. Unless specifically defined below, developments must meet 
all required development standards in the County Code at the time the Design Review 
application is deemed complete. All of the site standards contained within Chapter 13 -1 0 
shall be applicable unless modified by this Planned Unit Development. 

1)  Circulation and Parking Requirements 

(a) Parkinn requirements. 

(i) 1.5 spaces per studio or one-bedroom unit; 

(ii) 2.0 spaces for two-bedroom unit; 

(iii) 2.5 spaces for three-bedroom unit; and 

(iv) 3.0 spaces per four-bedroom unit. 

(v) An additional 20% of the total number of parking spaces to accommodate guest 
parking. 

(vi) A reduction to the required on-site parking standard above may be considered 
by the Board of Supervisors as part of the Design Review Permit. Any request 
shall include an on-site parking management plan prepared by a traffic engineer. 

f Environmental R . .  , 
., . . . .  ..~.. . ..... . . 
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(vii) The maximum number of required parking spaces that may be compact in size 
shall be as specified in County Code Section 13.10.553 (e) or its successor 
ordinance. 

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

(b) Circulation Requirements. All interior driveways shall be a minimum of 20 feet in 
width for two-way circulation and 12 feet in width for one-way circulation. A 
minimum 50-foot centerline radius on all access routes is required. 

(c) Bicycle Storage. A minimum of one lockable storage space for bicycle storage shall 
be provided for each dwelling unit. This lockable storage area may be located within 
the storage area, as required in Section IT1.D.l (d). 

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

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

2) Requirements for Structures 

(a) Number of Stories. A maximum of three (3) stones as defined by the County Code 

Three stones are allowed except in areas restricted to a two-story maximum 
due to visual impacts. These areas are delineated on the map, Exhibit A, and are 
more specifically described below in Section I.B.4.c. 

exclusive of subsurface parking is allowed. 

(i) 

(b) Height. Height of three-story structures may be up to 37 feet, exclusive of sub-surface 
parking, and the height of two-story structures may be up to 28 feet, exclusive of 
subsurface parking. 

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

3) Site Standards 

(a) Lot Coverage and Floor Area Ratio. Lot Coverage Site Standards and Floor Area 
Ratio Site Standards specified in County Code Section 33.10.323 (b) do not apply. 

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

(i) North: 5 feet 

ATTACHMENT 
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(ii) East: 

(i ii) West: 

(iv) South: 5 feet 

Outside the riparian buffer area shown on Exhibit A. 

I0  feet from back of sidewalk to front porches, 15 feet from back 
of sidewalk to buildings 

The landscaping strip required by County Code Section 13.1 1 will be 
eliminated along the southern property line if reciprocal parking agreements 
are made with the owners of the Farm Apartments located on AF’N 037-1 01 - 
54, directly south of the site. 

For projects involving a Tentative Map, the interior setbacks and lot size shall 
be established through the Design Review process and are not subject to 
obtaining a Residential Development Permit under County Code Section 
13.1 0.323(d)(l)(A) or its successor ordinance. 

(v) 

(c) Riparian Area. A riparian buffer of 20 feet shall be maintained. 

(i) In accordance with General Plan Policv 5.1.12, the developer shall improve the 
degraded sensitive habitat of Nobel Gulch in accordance with a restoration plan 
approved by County Planning Department Staff. The restoration plan shall 
include the removal of non-native species from the riparian corridor, the 
establishment of native tree species in their place, a plan for the long term 
maintenance of the corridor, and additional restoration commensurate with the 
scope of the project, as determined by Staff. 

(d) Mature Trees. Recognizing that the required density on the site will require many 
trees to be removed, to the greatest extent feasible, existing mature native trees shall 
be preserved and incorporated into the project design. The developer shall submit an 
arborist’s report regarding the health and stability of all mature trees 6 inches or 
greater in diameter at breast height and shall retain as many of these trees as possible. 

(e) Cunnison Lane Frontage. Structures along the Cunnison Lane fkontage(the area 
within 50 feet of the edge of the roadway) shall be limited to two stories and 28 feet 
in height for, and shall incorporate front porches on the ground level, facing the 
street. 

(0 Entrances. A minimum of two entrances to the property from Cunnison Lane shall be 
provided. These entrances shall meet the Department of Public Works Design Criteria 
for separation. 

13.10.323 e(6)F shall not apply. 

(i) 

(8) Open Space. The open space requirements specified in County Code Section 

The Design Review process shall determine the appropriate amount and 
location of open space on-site, with special consideration for opportUnity to 
incorporate a large open space area adjacent to the riparian corridor. 

(h) Roadway Desim. The following standards shall apply to roadways on the project site 

Paved Road Width: 32 foot for Cunnison Lane (two 12-foot travel lanes and an 
8-foot parlung shoulder on west side only), 
12’ for one-way driveways 

and along the Cunnison Lane fiontage: 

(i) 

9 
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0 In order to maintain a consistent roadway design, right-of-way sufficient to 
accommodate a 32-foot wide roadway, (between 10 and 16 feet over the 
length of the property, depending on existing dedicated right-of-way) shall be 
dedicated to the County along the Cunnison Lane frontage. 

(ii) Improvements: Construction of and the dedication of an easement for a 4’ 
landscaping strip including street trees that are consistent with the Urban 
Forestry Master Plan, a 4’ sidewalk connecting to existing improvements to the 
south along Cunnison Lane, and any associated drainage improvements that 
may result fiom the work. 

If needed in order to meet the requirements for guest parking on-site, roadway 
improvements may include parking bays on the east side of Cunnison Lane 
fronting the project. 

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

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

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

4) Building Design Standards 

(a) It shall be an objective of building design that the basic architectural design principles 
of balance, harmony, order and unity prevail, while not excluding the opportunity for 
unique design. 

(b) The requirements of Chapter 13.1 0 relating to distance between structures shall not 

(c) To reduce bulk and mass, efforts shall be made to provide articulation and 
apply- 

architectural features and to provide a transition &om the adjacent properties. This 
transition shall be achieved by the following: 

(i) Restricting buildings to 28 feet and two stones in height within 50 feet of the 
Cunnison Lane frontage. 

(ii) Strongly encouraging buildings facing public roads to incorporate features such 
as step-back heights, articulation, variations in finishes, glazing, buildkg 
separation and varied roof heights. 

II) Project Review 

A) Entitlements. All entitlements, with the exception of the building permit application review 
shall be processed concurrently at Level VI], subject to the processing provisions of 
18.10.210, 18.10.332, and 18.10.211. 

B) Tentative Man If a Tentative Map approval is required, it must be included in the 
application. A Residential Development Permit, normally required by Section 
13.10.323(d)(l)(A) is not required. 

- 1 0 2 -  
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1) Development that includes approval of a Tentative Map is subject to the provisions of the 
Subdivision Map Act and Chapter 14.01. Where a Tentative Map is proposed, the public 
hearing shall be expanded to address findings necessary under the Subdivision Map Act. 
Wherever possible the environmental review performed at the time the PUD is adopted 
will be utilized in the processing of the Tentative Map unless the Environmental 
Coordinator determines that additional California Environmental Quality Act (CEQA) 
review is required based upon the available information. 

110 Affordable Housing 

A) Affordability Level. All development proposals for this parcel are required to provide a 
minimum of forty (40) percent of the total number of units as affordable, as required by 
County Code Section 13.1 0.475. 

B) Financial Liability 

1) In the event that a developer believes that the affordable housing requirements for a 
project proposed for t h i s  site renders the project financially infeasible, the developer may 
request relief from a proportional amount of the affordability requirements. That request 
shall be submitted to the Planning Director with all supporting information, including the 
development pro forma for the project. The Planning Director shall analyze that request 
and make suitable recommendations to the Board of Supervisors. In the event that the 
Board finds that the developer has provided evidence that fulfillment of the affordable 
housing requirements renders the project financially infeasible, the Board shall grant an 
increase in the allowed unit resale price, above the price restrictions contained in Section 
1 7.1 0.030@)( 3 )  and Chapter 17.10.030(b)(6) of the County Code, in an amount equal to 
that required to render the project financially feasible. In the event that such price 
modifications are granted, the developer shall grant the County Redevelopment Agency 
the option to purchase units at the revised sales price for the purpose of writing them 
down to suitable levels of affordability, consistent with the intent of this PUD. 

C) Participation Agreement 

1 )  Prior to Building Permit issuance or prior to filing of the Final Map, if one is required, 
the developer shall enter into a Certification and Participation Agreement with the 
County of Santa Cruz to meet the Affordable Housing Requirements specified by Chapter 
17.1 0 of the County Code and as noted in III.A.l and 2. 

D) Clustering 

(a) To the extent that greater than 40% of the housing units built on the site are made 
affordable to households of moderate or lower income, an application made to 
develop the portion of APN 037-061 -04 north of the PUD area either concurrently 
with or within 7 years of the approval for development of the PUD area may count 
those units toward the affordability requirements of section 17.10.030 of the County 
Code on a bedroom-for-bedroom basis. 

N) Design Review 

A) Public Hearins 

1) Development proposals shall undergo Design Review and a public hearing process 
limited to design issues only. No discretionary permit is requ 
or use of the site. For development proposals under these by- 

< 
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must apply for a Level VJI Design Review, which requires review at public hearing by 
the Planning Commission and Board of Supervisors. The Design Review Permit is valid 
for a maximum of two (2) years. In order for the Design Review Permit to be exercised, 
the building permit shall be issued within the two year period. 

(a) Requests for a time extension for the Design Review Permit shall be processed as a 
Level VI1 permit review. The permit may be extended for one year up to five ( 5 )  
times for a total permit life of seven years. 

B) Development Standards 

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

2) All applicable requirements and standards of the Zoning Regulations (Title 13, Chapter 
13. IO) and Environmental and Resource Protection Regulations (Title 1 6) in effect at the 
time a Design Review application is deemed complete for processing shall apply unless 
modified by this PUD. 

3) An updated geotechnical report shall be prepared for the site based on the April 3 990 
Haro, Kasunich & Associates geotechnical investigation. Four copies of the report shall 
be submitted to the County for review at the time of project application and accepted 
prior to the application being determined complete. AI1 requirements and 
recommendations of the approved report shall be incorporated into the project design. A 
Plan Review letter shall be submitted as part of the Design Review submittal and 
Building Permit Submittal. All future development on the site shall comply with the 
requirements of the accepted updated geotechnical report prepared by a licensed 
geo technic al engineer. 

and submitted to the Planning Department for review at the time of project application, as 
required by Section I.B.3.c(i) of this PUD. 

5) All future development on the site shall comply with the requirements of the traffic study 
prepared by Fehr and Peers dated January 2008, or an update thereof. 

4) A restoration plan for the riparian corridor surrounding Nobel Gulch shall be prepared 

C) Minor Variations 

1 )  Minor variations to this permit that do not affect the overall concept or density may be 
approved by the P3anning Director at the request of the applicant or staff. 

D) Level VI1 Design Review Submittal Requirements 

1 )  Preliminary Architectural and Site Plans 

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

(b) The site plan shall clearly delineate all non-usable areas, including but not limited to: 

(i) Riparian area and buffer, as shown on Exhibit A. 
2) Utilities, Roads and Services 

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

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

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

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

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

Submit preliminary sanitation plans to the Department of Public Works for a11 
sanitary improvements proposed or required by this PUD. 

(ii) All road plans shall comply with all requirements of the Department of Public 
Works Road Engineering and shall be consistent with the County’s Design 
Cri ten a. 

3) A sign plan indicating the location and size of all signs on the site shall be submitted. The 

4) A current water will-serve letter from the Soquel Creek Water District shall be submitted 

5) A current sanitary sewer will-serve letter from the County Sanitation District shall be 

signs shall be consistent with the provisions of this PUD. 

to the Planning Department. 

submitted to the Planning Department. 

(a) The Local Agency Formation Commission (LAFCo) approval of an annexation into 
the Sanitation District will be required prior to the issuance of a will-serve letter. 

(b) AI1 existing septic systems shall be properly abandoned per County requirements 

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

If the project includes a Map, the following requirements shall be met prior to theJinal 
fi l ing: 

A) Drainage. Final engineered drainage details shall be submitted to the County Planning and 
Public Works departments for both on- and off-site drainage work. Drainage plans shall show 
that the release rate to Rodeo Gulch will not exceed the pre-development 10-year storm level. 
Drainage from road improvements shall be filtered and released into the new drainage system 
along Soquel Avenue. A Construction Activities Stormwater General National Pollution 
Discharge Elimination System (NPDES) Permit shall be obtained form the State Water 
Resources Control Board. 

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

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

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

I 

I 

Final Map. 

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

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

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

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

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

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

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

VI) Building Permit Requirements and Timing. 

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

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

B) Final engineered drainage details shall be submitted to the Department of Public Works, 

this PUD. 

Drainage for both on-site and off-site drainage work. 

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

2) All runoff from parking and driveway areas shall go through water quality treatment prior 
to discharge from the site. 

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

4) Zone 5 fees will be assessed on the net increase in impervious area due to the 
development project. Semi-pervious surfaces will be charged at a 50% rate. 

C) Final engineered road improvement plans shall be submitted to the Department of Public 

D) Submit proof that the conditions of all required permits (such as Design Review, Tentative 

Works, Road Engineering for both on-site and off-site road improvements. 

Map) and all required Declarations of Restriction and Statements of Acknowledgment have 
been recorded in the official records of the County Recorder. 

E) All applicable in lieu fees shall be paid, if not paid at the time of the filing of the Final Map. 

its successor ordinance, park dedication in-lieu fees shall be paid for each dwelling unit. 
The fees in effect at the time of building permit issuance shall be paid. 

2) Unless otherwise satisfied by meeting the requirements of County Code Chapter 3 5.04 or 
its successor ordinance, Child Care Development fees shall be paid for each dwelling 
unit. The fees in effect at the time of building permit issuance shall be paid. 

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

time of building permit issuance shall be paid. A credit may be allowed for installation of 
improvements off-site that are part of the Capital Improvement Program. 

5) Submit a written statement signed by an authorized representative of the school district in 
which the project is located confirming payment in full of all applicable developer fees 
and other requirements lawfully imposed by said school district in which the project is 
located at the time of building permit issuance. The applicantldeveloper is advised that 
the development may be subject to inclusion in a Mello-Roos Community Facilities 

1 )  Unless otherwise satisfied by meeting the requirements of County Code Chapter 15.01 or 

4) Roadside improvement fees shall be paid for each dwelling unit. The fees in effect at the 

District. 
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F) Plan review letters shall be obtained from the technical report authors indicating that the 
plans comply with the County approved technical report and all of their recommendations 
have been incorporated into the project plans. 

G) A11 requirements of the Central Fire Protection District shall be met with respect to access, 
turnarounds, fees, water availability and design features. 

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

1) Payment equivalent to the required flow metering and odor control equipment will be 
collected at the time sewer connection permits are obtained. 

2) I f  a private pump station is proposed as part of the project, a private pump station and 
sewer system maintenance and response manual shall be outlined by the applicant and 
submitted to the District for review and approval. 

I) All units shall be served by the Soquel Creek Water District. All requirements of that water 
district including the payment of connection charges shall be met. Engineered improvement 
plans for all water line extensions required by the Soquel Creek Water District shall be 
submitted for the review and approval of the water agency. Off-site improvements may be 
required. 

J) Final engineered plans shall be submitted complying with all requirements and standards of 
the Soquel Creek Water District. 

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

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

VII) Construction Phase Requirements 

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

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

B) , 11 work adjacent to or within a County road shall be subject to the provisions of Chapter 
9.70 of the County Code, including obtaining an encroachment pennit where required. 
Where feasible, all improvements adjacent to or affecting a County road shall be coordinated 
with any planned County-sponsored construction on that road. The developer shall obtain an 
Encroachment Permit from the Department of Public Works for any work performed in the 
: I,. 5 
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public right-of-way. All work shall be consistent with the Department of Public Works 
Design Criteria unless otherwise specifically excepted by this Planned Unit Development. 

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

minimum required to install required improvements, provide access for County required tests 
or to carry out work required by the conditions of an entitlement permit). 

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

F) In the event that threatened or endangered plant or animal species are discovered on the site, 
the habitat areas for these species shall be avoided and no disturbance will be permitted. 

G )  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. 

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

1 )  Limit all construction to the time between 7:30 am and 4:30 pm weekdays unless a 

D) No land disturbance shall take place prior to issuance of building permits (except the 

temporary exception to this time restriction is approved in advance by County Planning 
to address an emergency situation; and 

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

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

J) One (1) “constructiodsecurity trailer” (maximum 12 feet by 60 feet) is allowed on the site 
during construction. The size and location of the unit shall conform to all yard setbacks 
contained in the PUD and shall be shown on the plot plan. Compliance with Section 
13.1 0.683 or any successor ordinance is required. A building permit is required for the 
installation of the construction trailer. 

VIII) Mitigation Monitoring Program 

A) The mitigation measures listed under this heading have been incorporated in the conditions 
of this approval in order to mitigate or avoid significant effects on the environment. AS 
required by Section 2 1081.6 of the California Public Resources Code, a monitoring and 
reporting program for the mitigations is hereby adopted as a 
purpose of this monitoring is to ensure compliance with the en 

1 1  
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implementation and operation. Failure to comply with the conditlms contained within the 
PUD, including the terms of the adopted mitigation monitoring program, may result in the 
revocation of the PUD pursuant to section 18.1 0.462 of the Santa Cnrz County Code. 

IX) Mitigation Measures 

A) (To be incorporated following CEQA Review Comment Period) 

B) 

c> 
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INTRODUCTION 

This report presents the metadologies and findings of a botanical and wildlife assessment 
conducted by EcoSystems West Consulting Group for the proposed Erlach 5.1 acre project site 
in central coastal Santa Cruz County, California. The objectives of the botanical and wildlife 
assessment were: 

To generally characterize the vegetation in the proposed project area. 

To identify the wildlife resources (habitats and species) in the vicinity of the project area. 

To identi@ special-status plant and wildlife species and sensitive habitats occurring, or 
potentially occurring, in the project area. 

SITE DESCRIPTION A N D  LOCATION 

The 5.1 -acre project site is located on the east side of Cunnison Lane at 3250 and 331 0 Cunnison 
Lane, about 700 feet north of its intersection with Soquel Drive; in the Soquel planning area of 
unincorporated Santa Cruz County (Figures 1 and 2). The proposed project area consists of two 
full parcels and a portion of a third parcel designated as APNs 037-1 01 -02,66, and 04. 

Primary vehicular access to the project site is fiom Cunnison Lane to the west via Soquel Drive. 
Cunnison Lane is paved without curb, gutter or sidewalks along the project frontage. The site is 
also located within the Santa Cruz County Sanitation District, and the Soquel Water District 
provides water service. 

The predominant land uses surrounding the project site are open space to the north, single family 
residential to the west, an urban residential development to the south, and a mobile home park 
across a riparian corridor to the east. The soils on the Erlach parcels are primarily mapped as 
Watsonville loam, thick surface (2 to 15% slopes) by the Soil Conservation Service (1989). This 
soil type occurs on coastal terraces formed in alluvium. They exhibit very slow permeability with 
slow to medium runoff and slight to moderate erosion hazard. The Watsonville loam series is 
identified as hydric, meeting the hydric criteria as a soil in the Aquic suborder, poorly drained 
and frequently occurring water table at less than 1.5 feet from the surface for a significant period 
during the growing season, and if permeability is less than 6.0 in/hr in any layer within 20 inches 
(USDA-Soil Conservation Service 1992). 

The project area consists of two parcels with single-family units and accessory structures, and a 
portion of a third parcel that is undeveloped. 
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DETAILED PROJECT DESCRIPTION: 

The project proposes a General Plan amendment, zone change, Riparian Exception, and PUD 
allowing a maximum development density of 20 dwelling units per usable acre on the project 
site. The PUD would also require any development proposal on the parcel to provide a minimum 
of forty (40) percent of the total number of units as affordable. Following project approval, 
future development of the project site would be by-right in that the use and density of the site 
would not be discretionary. A Tentative Map approval may be requested as part of the 
development application but is not required. The 3-parcel project site contains 5.1 usable acres 
equating to a maximum of 102 dwelling units. The remaining acreage would provide open space 
to protect on-site riparian areas. 

METHODS 

Botany 

Review of Literature and Data Sources 

An Ecosystems West botanist reviewed literature and botanical resource databases to identify 
special-status plant species and sensitive habitat types with potential to occur in the Erlach 
project area. Sources reviewed include California Natural Diversity Data Base (CNDDB) 
occurrence records for the Soquel USGS 7.5 minute quadrangle; county occurrence records, 
USGS quadrangle occurrence records in the California Native Plant Society’s (CNPS) Online 
Inventory of Rare and Endangered Vascular Plants of California (Tibor 2001; CNPS 2007) for 
the Soquel quadrangle and the seven surrounding quadrangles, and local and regional floras 
(Thomas 1960; Munz and Keck 1973; Hickman 1993; Morgan et al. 2005). 

Sources consulted for current agency status information include U.S. Fish and Wildlife Service 
(USFWS) (2008% b, c) for federally listed species (including federal Proposed and Candidate 
species) and California Department of Fish and Game (CDFG) (2008a) for State of California 
listed species. Special-status species also include species listed on List 1A (Plants Presumed 
Extinct in California), List 1B (Plants Rare, Threatened, or Endangered in California and 
Elsewhere), or List 2 (Plants Rare, Threatened, or Endangered in California, But More Common 
Elsewhere) of the CNPS Inventory (Tibor 2001; CNPS 2007). These species fall under state 
regulatory authority under the provisions of the California Environmental Quality Act (CEQA) 
Guidelines. 

Also considered special-status species are species included on List 3 (Plants About Which We 
Need More Information -- A Review List) or List 4 (Plants of Limited Distribution - A Watch 
List) of the CNPS Inventory. These species are considered to be of lower sensitivity, and 
generally do not fall under specific state or federal regulatory authority. Specific mitigation 
considerations are not generally required for species in these categories. 

Based on information from the above sources, we developed a target list of special-status plants 
with potential to occur in the vicinity of the Erlach Project Area. This 6W&& 
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Biotic Assessment for tbe Erlach Property 

Sensitive habitats may include riparian comdors, wetlands, habitats for legally protected species 
and CDFG Species of Special Concern, areas of high biological diversity, areas providing 
important wildlife habitat, and unusual or regionally restricted habitat types. Habitat types 
considered sensitive include those listed on the CNDDB working list of “high priority” habitats 
for inventory (i.e., those habitats that are rare or endangered within the borders of California) 
(Holland 1986; CDFG 2003). Ecosystems West botanists reviewed the CNDDB list of “high 
priority” habitats and local Santa Cruz County riparian protection and sensitive habitat 
ordinances (Santa Cruz County General Plan 1994). 

Preliminary Field Survey 

EcoSystems West botanists conducted an off-site reconnaissance botanical assessment of the 
proposed project area June 30 and September 30, 2008. At the time, the County of Santa Cruz 
was not permitted access to the parcels and therefore, characterizations were made from 
Cunnison Lane and the parking lot of the Farm Apartments on the south side of the Erlach 
parcel. All vascular plant species that were in identifiable condition at the time the site visits 
were conducted, regardless of regulatory status, were identified to species or infraspecific taxon 
using keys and descriptions in Thomas (1960); Munz and Keck (1973); and Hickman (1993). 
The timing of the surveys was appropriate for identification of the late flowering special-status 
species listed in Appendix A; however, because some potential habitat occurs in portions of the 
parcel not visible from our vantage points, a clearance level survey for rare plants could not be 
conducted. 

In classifying the habitat types on the site, we consulted the generalized plant community 
classification schemes of Holland (1986); Sawyer and Keeler-Wolf (1995); and CDFG (2003). 
Our final classification and characterization of the habitat types of the study area was based on 
our constrained field observations. 

Wildlife 

Review of Literature and Data Sources 

Pnor to our site visit, EcoSystems West biologists reviewed CNDDB occurrence records of 
special-status wildlife species for the USGS 7.5 minute Soquel quadrangle. In addition, we 
reviewed documents for previous projects in the vicinity that contained sensitive wildlife species 
lists for Santa Cruz County. Sources consulted for up-to-date agency status information include 
the USFWS (2000, 2005% 2006, and 2008 b,c,d) for federally listed species and/or designations 
of critical habitats, and the CDFG for state species listed as ‘Threatened’ or ‘Endangered’ or as 
‘Species of Special Concern’, (CDFG 2008b). Maps produced by the Biogeographic Information 
and Observation System (BIOS) (CDFG 2008c) were also reviewed to obtain distribution 
information for special-status species. 

The preliminary list of Revised CDFG Mammal Species of Special Concern (CDFG 1996) was 
reviewed, as was the list of species considered ‘High Priority’ by d e  Western Bat Working 
Group (WBWG) (1998). According to the CDFG Special Animals List, species designated as 
‘High Priority’ by WBWG are defined as “imperiled or are at high risk of imperilment based on 
available information on distribution, status, ecology and known threats” (CDFG 2008b). These 
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species fall under State regulatory authority under the provisions of the CEQA Guidelines. From 
these sources we developed a target list of special status wildlife species and their habitat 
requirements to consider while assessing the Erlach project area (Table 1). 

Distribution In formation and Preliminary Field Visit 

Ecosystems West biologists reviewed distribution information and conducted site visits on 30 
June and 30 September 2008. Our objective during these visits was to evaluate the site to 
determine if the identified target wildlife species (Table 1) are present or if potential habitat for 
these species occurs in the vicinity of the proposed project site. Focused-level wildlife surveys 
were not conducted as part of this assessment due to lack of access to the properties. Habitat 
evaluation methods for specific taxa are described below. 

INVERTEBRATES 

Based on our site visit, review of site characteristics, and distribution information, our biologists 
assessed the availability and suitability of potential habitat for the invertebrates listed in Table I .  

AMPHIBIANS AND REPTILES 

Our habitat evaluation of the site was conducted for both the California red-legged frog (CRLF) 
and for the western pond M l e  (WPT) (Table 1). Frogs and turtles depend on both aquatic and 
non-aquatic habitats for substantial portions of the year. Information was gathered from aerial 
maps and fi-om BIOS maps (CDFG 2008c) showing the location of potential aquatic and upland 
habitat conditions and locations of documented resources within one mile for the amphibians and 
reptile species in Table 1 (USFWS 2005). Museum and data base records were also reviewed. 
With this information, an evaluation was made to determine the likelihood that transient frogs 
would migrate fkom nearby known locations through the project site. 

U P T O R S  AND BIRDS 

Ecosystems West biologists conducted a visual assessment to evaluate d e  suitability of available 
habitat in order to determine which birds could potentially nest, migrate through, or winter on the 
site and which species would not be expected to occur within the project site. 

During our site visit, our biologists assessed the availability and suitability of potential habitat 
for the five special-status bats listed in Table 1. Areas assessed included the tree stand canopy 
and fallen trees within the project area. 
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Biotic Assessment for the Erlach Property 

RESULTS 

Botany 

Habitat Characterization 

The majority of vegetation consists of an assortment of weedy grasses and herbaceous species 
with Coast live oak, eucalyptus and acacia scattered throughout the project site and introduced 
stands of Monterey cypress that were planted on the parcels for wind and view shed protection. 

We recognize three predominant habitat types occurring in the study area: California annual 
grassland, Eucalyptus woodland, and ruderaydisturbed areas. California annual grassland habitat 
is typically comprised of a dense assortment of naturalized grasses and forbs of Eurasian origin. 

CALIFORNIA ANNUAL GRASSLAND 

This habitat type corresponds to the California annual grassland series of Sawyer Keeler-Wolf 
(1 995) and to a phase of the non-native grassland type described by Holland (1 986). California 
annual grassland occurs on the flat to gently sloped areas throughout the majority of undeveloped 
portions of the project site. It is most prominent within the undeveloped parcel on the north side 
of the Erlach project footprint. This parcel is fenced and actively grazed by cattle. On the two 
adjacent parcels to the south, the annual grassland occurs underneath the groves of trees and 
between existing structures. Due to the extensive existing landuse impacts and its proximity to 
urban development, annual grassland within the site is highly disturbed and comprised primarily 
of weedy, non-native species. 

Within the Erlach project area, California annual grassland is dominated by brome grasses 
(Bromus diandrus, B. hordeaceus), wild oats (Avena barbata), foxtail barley (Hordeum 
leporinum), Italian ryegrass (Lolium multiflorurn), filaree (Erodiurn botrys), wild radish 
(Raphanus sativus), English plantain (Plantago lanceolata), and rough cat’s ear (Hypochaeris 
radicatu). A large percentage of plant species identified within this habitat type are listed as 
invasive weeds with “moderate to high ecological impacts” by the California Invasive Plant 
Council (Cal-IPC). 

BLUE GUM WOODLAND 

The Blue Gum woodland habitat type corresponds to the Eucalyptus series of Sawyer Keeler- 
Wolf (1 995). This habitat type is present primarily along and adjacent to the intermittent Noble 
Gulch drainage and near the frontage of Cunnison Lane in the southwest comer of the southern 
most parcels. 

Within the project site, blue gum woodland contains an overstory dominated almost entirely by 
mature blue gum eucalyptus (Eucalyptus globulus) with scattered individuals of coast live oak 
trees (Quercus agrifolia) and green wattle acacia (Acacia decurrens), cotoneaster (Cotoneaster 
pannosus). The understory is comprised of a sparse mixture of shrubs including California 
blackberry (Rubus ursinus), Himalayan blackberry (Rubus discolor) and poison oak 
(Toxicodendrori diversilobum), with a couple of scattered individuals of pampas grass 
(Cortaderia selloana). 
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Biotic Assessment for the Erlach Property 

Ruderal areas are not described by Sawyer Keeler-Wolf or Holland. Within the project area, 
ruderal communities consist of highly disturbed, weedy areas immediately adjacent to existing 
structures or untended landscaped areas and orchards. Ruderal vegetation is comprised of 
aggressive, non-native species, in this case similar to those observed in the annual grassland. In 
addition, the two southern parcels support windrows of mature, planted Monterey cypress 
(Cupressus macrocarpa), Monterey pine (Pinus radiata), coast redwood (Sequoia sempewirens), 
English walnut (Juglans regins), and remnant fruit trees. The understory supports scattered 
mature silverleaf cotoneaster (Cotoneaster selloana) shrubs. Perwinkle (Vinca major) and poison 
oak grow along Cunnison Road along the fence line. 

Special-Status Plant Species 

We did not observe any special-status plant species occurring in the project area during the 
assessment site visit (Appendix A). Only one species, Santa Cruz tarplant (Nolocarpha 
macradenia), is considered to have a moderate potential for occurrence within the study area due 
to the presence of Watsonville loam soil on the terrace portion of the parcels which is an edaphic 
indicator for the species and the proximity of extant occurrences of these species just north of the 
parcels at the terminus of Fairway Drive (Appendix A). Santa Cruz tarplant is often found in 
disturbed grassland and coastal prairie habitat with a high percent cover of non-native species 
(Bainbridge 2003). Disturbance such as grazing, mowing, scraping and burning has been shown 
to reduce the distribution and cover of species that compete with Santa Cruz tarplant for 
resources (Hayes 1998). Due to lack of access to the parcel, clearance-level surveys could not be 
completed. Other special-status plant species identified in Appendix A with know regional 
occurrences in Santa Cruz County have no or very low potential to occur in the project area. 

Significant Tree Protection 

The County of Santa Cruz prohibits the removal of “significant trees” within the urban service 
boundary that contains the Erlach Project site. Significant trees are those greater than 20 inches 
in diameter at breast height (DBH) for single stemmed trees; any sprout clump of five or more 
stems each of which is greater than 12 inches DBH; or any group consisting of five or more trees 
on one parcel, each of which is greater than 12 inches DBH (County of Santa Cruz Panning 
Dept., 1994). Exceptions are made for trees that are diseased or deemed hazardous to public 
safety; or pursuant to a Timber Harvest Plan or Fire Protection Plan submitted to and approved 
by the California Department of Forestry. Removal of significant trees within the urban service 
boundary requires a permit issued by the County of Santa Cruz Planning Department and would 
likely necessitate mitigation including, but not limited to, planting of replacement trees at a ratio 
and species composition determined by the Planning Director. 

Within the Erlach project area there are several significant trees that would require removal as a 
result of the proposed project, including blue gum, Monterey cypress, coast redwood, and coast 
live oak. 
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Sensitive Habitats 

Potential Wetlands and “Other Waters” of the United States 

Wetlands and “other waters” of the United States (US) including streams, ponds and lakes are 
regulated by the U.S Army Corps of Engineers (Corps) Sections 404 of the Clean Water Act. 

Wetlands are defined as, “those areas that are inundated or saturated by surface or ground water 
at a frequency and duration sufficient to support, and that under normal circumstances do 
support, a prevalence of vegetation typically adapted for life in saturated soil conditions. 
Wetlands generally include swamps, marshes, bogs, and similar areas” (EPA, 40 CFR 230.3, and 
CE 33 CFR 328.3). No Section 404 jurisdictional wetlands were observed within the project 
area. 

Areas that are inundated for sufficient duration and depth to exclude growth of hydrophytic 
vegetation, such as lakes and ponds, or convey water, such as streams, are also subject to Section 
404 jurisdiction. Along the Central California coast, these “other waters” can include intermittent 
and ephemeral streams, as well as lakes, and rivers. “Other waters’ are identified by the presence 
of an ordinary high water (OHW) mark, a defined river or stream bed, a bank, or by the absence 
of emergent vegetation in ponds or lakes. An OHW mark is defined as the natural line on the 
shore established by fluctuations of water. The project area was concurrently evaluated for the 
potential presence of “other waters” at the time of the off-site assessment visits. The drainage 
identified by the County of Santa Cruz as Noble Gulch along the eastern edge of the parcels may 
have connected hydrology to other waters. 

Waters of the State of California 

Section 401 of the Clean Water Act (CWA) and the Porter-Cologne Water Quality Act (2002) 
assign overalI responsibility for water rights and water quality protection to the State Water 
Resource Control Board (SWRCB) and direct the nine statewide Regional Water Quality Control 
Boards (RWQCBs) to develop and enforce water quality standards within their boundaries. 
Under California State law, “waters of the state” pertains to “any surface water or groundwater, 
including saline waters, within the boundaries of the state.” As a result, water quality laws and 
permitting authority apply to both surface and groundwater. 

Following the 2001 U.S. Supreme Court decision in Solid Waste Agency of Northern Cook 
County v. Army Corps of Engineers (SWANCC) the SWRCB released a legal memorandum 
confirming the State’s jurisdiction over isolated wetlands. The memorandum stated that under 
the California Porter-Cologne Water Quality Control Act, discharges to wetlands and other 
“waters of the state” are subject to State regulation, including wetlands isolated from navigable 
waters or their tributaries. In general, the RWQCB regulates discharge into isolated waters in 
much the same way as they do for Federal-jurisdictional waters, using Porter-Cologne rather than 
Section 404 authority (SWRCB 2001). 

One small, seasonal drainage occurs on the eastern boundary of the project area. This drainage 
appears to be a square eroded bank channel that handles seasonal storm event hydrology with no 
impoundments or slack water areas adjacent to the three parcels. Vegetation adjacent to this 
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drainage is primarily introduced blue gum woodland with green wattle and a few scattered coast 
live oaks. None of these trees are stream dependent and do not represent azonal vegetation 
structure indicative of riparian woodland hydrology dependent habitat. 

Wildlife 

Invertebrates 

OHLONE TIGER BEETLE 

The Ohlone tiger beetle is associated with coastal prairie, although it has also been found in 
degraded prairie remnants that are characterized by a mix of annual grasses and other ruderal 
plants. The beetle often occurs on Watsonville loams (Bowman et a1.1980). Other factors that 
influence habitat suitability include soil particle size, moisture, and depth (D. Arnold pers. 
comm. 2006). 

California annual grassland on Watsonville loams that occur within the project site provide 
potential habitat for the Ohlone tiger beetle. Nearest known occurrence is approximately 3 miles 
west of project site at Santa Cruz Gardens. 

MONARCH BUTTERFLY 

Stands of eucalyptus (Eucalyptus spp.), Monterey pine (Pinus radiata), and Monterey cypress 
(Cupressus macrocarpa) are commonly utilized as over-wintering sites in California (Dayton 
and Bell 1992). Location characteristics such as southeast aspect, wind protection, proximity to 
nectaries, and other abiotic and biotic factors determine habitat suitability for monarchs. 
Monarchs are sensitive to even the slightest changes in wind conditions, temperature, and noise 
disturbance. In addition, populations may fluctuate widely from year to year, depending upon a 
number of factors, including the timing of winter rains, winter temperatures, and adequate food 
supply for larva (J. Dayton pers. comm. 2007). 

While a stand of blue gum in the project site provides potential habitat for monarchs, it may not 
be large enough to adequately buffer the site from winds. 

Amphibians and Reptiles 

CALIFORNIA RED-LEGGED FROG 

A historic record (1963) documents a CRLF occurrence within three miles and northeast of the 
project site along Mangles Gulch (Kittleson and Biosearch 2005). The nearest known breeding 
CRLF are located approximately 7 miles southeast of the project site at Millsap Pond (Kittleson 
and Biosearch 2005). No other museum or current records document CRLF occurring in the 
Soquel Creek watershed. CRLF are not expected to occur within the project area. The site does 
not provide suitable aquatic habitat or occur within potential CRLF dispersal routes between 
currently known breeding populations. The project area does not occur in federally designated 
CRLF critical habitat (USFWS 2006). 
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WESTERN POND TURTLE 

The project site lacks suitable aquatic habitat for WPT. The nearest record for WPT is 
approximately 2 miles northwest of the site within the Soquel Creek watershed. No other 
museum or current records document WPT occurring in the Soquel Creek watershed. WPT are 
not expected to utilize the project site because of the distance and number of the urban barriers 
and roadways between their known locality and the project area, as well as the lack of 
occurrence records for WPT in nearby Noble and Porter Gulch creeks and lack of permanent 
water in the drainage. 

Raptors and Birds 

No stick-nest structures were observed fiom our vantage point but some may occur within the 
tree canopy of the project area near the drainage on the east side of the properties. At the t h e  of 
our s summer season site visits, we did not observe any special-status raptors or their active nests 
within the project area (Table 1). The nearest records of special status raptors are for long-eared 
owls occurring approximately 3 miles west of the project vicinity at O’Neill Ranch Open Space 
Area in Soquel (Suddjian 2008). The nearest records of special-status birds are for Vaux’s swifts 
nesting in a chimney of a private residence at the comer of Valencia Street and Trout Gulch 
Road (Suddjian, personal observation 1999; Sterling and Paton 1996). The swifts have not 
utilized the chimney since the top has been covered with a spark arrestor (Suddjian, personal 
communication 2008). Many of the bird species listed in Table 1 are not expected to nest within 
the project site. 

The tree stands above and surrounding the project area provide potential habitat for more 
common species such as the red-shouldered hawk, red-tailed hawk, great homed owl, and many 
other passerine birds that are not considered special-status species. The federal Migratory Bird 
Treaty Act (MBTA) and California Fish and Game Codes (CFGC) prohibit the destruction or 
possession of individual birds, birds of prey, eggs or active nests without federal andor State 
authorization. 

Mammals 

BATS 

Our lack of access to the structures on site prohibits us fiom making an accurate determination as 
to whether or not bats roost within the project site. The project site is also within the range of 
more common bat species found in California. These species include but are not limited to the 
big brown bat (Eptesicus fuscus), California myotis (Myotis californicus), and hoary bat 
(Lasiurus cinerueus). All of the bats in Table 1 and other more common bat species may forage 
in or migrate through the project area. 

The California Fish and Game Codes (CFGC) continue to protect non-listed bat species and their 
roosting habitat, including individual roosts and maternity colonies. These include CFGC 
Section 86; 2000; 2014; 3007; 4150, along with sevbal sections under Title 14 of California 
Code of Regulations (CFGC 2006). Ecosystems West recommends examining the interior of 
structures offering potential roosting habitat and conducting acoustic and emergence bat surveys 
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No potential San Francisco dusky woodrat nest structures were observed during our 
reconnaissance surveys but may be present under the dense Eucalyptus trees along the ephemeral 
drainage on the east edge of the parcel. The project site is within the range of the species and 
potential habitat occurs within the project site. Ecosystems West recommends conducting 
focused surveys to document any other nest structures prior to project-related activities, 
especially vegetation removal, excavation, or grading. 

prior to any project-related activities (e.g. tree removal or barn relocation) to confirm that bats 
are not roosting within the project area. 

I Botany 

Minimize removal of, or disturbance to vegetation, trees and their root systems. Do not 
remove any trees greater than 12-inches DBH from the riparian forest prior to obtaining 
authorization from the California Department of Fish and Game (CDFG). To the 
maximum extent feasible, confine project activities and operation of equipment and 
vehicles, including site access and parking, to previously altered areas. Minimize 
construction equipment and vehicles within the woodland habitat for a minimum of 40 
feet beyond the break in bank of the drainage. 

Prior to development activities, complete a phenology based special-status plant survey 
of the entire project area. If special-status plants are encountered, avoid the occurrence 
entirely and buffer the occurrence to a minimum of 50 feet fiom the edge of the 
population. 

Remove and eradicate all noxious weeds including pampas grass, Himalaya beny, and 
green wattle and replace with native coast live oak and native shrubs and vines. Blue gum 
should be removed and replace in a systematic way as to not to leave a totally 
unvegetated section of the drainage corridor. 

Wildlife I 
Ecosystems West recommends conducting preconstruction wildlife surveys for special- 
status species included in Table 1. Surveys should be conducted during appropriate 
breedinghoosting seasons for invertebrates, amphibians, reptiles, birds, and mammals. 
Following the federal CRLF protocol guidelines (2005), it will be necessary to consult 
with USFWS to determine whether CRLF surveys should be done prior to project 
activities. 
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Install a wildlife barrier fence along the perimeter of the proposed work area. The bamer 
fence should maintain a height of at least 36 inches and be sealed at the bottom to prevent 
wildlife from crawling underneath it. 

0 We recommend a qualified biologist be on site during any initial vegetation or ground 
disturbance activities (e.g. vegetation clearing, grading, excavation, tree 
pruning/removal) that could potentially impact possible foraging or aestivating CRLF, 
WPT, nesting raptors, woodrats, or roosting bats in the area. In the event any special- 
status species (Table 1) are observed within the work area prior to, or during project 
activities, further guidance from USFWS and CDFG will be necessary. It is a violation of 
federal and state laws to disturb, harm, or destroy special-status wildlife species. 
Violations could result in fines and/or prosecution. 

Natural Resource Protection 

Install and utilize silt control measures throughout the duration of the project where silt 
and/or earthen material may threaten to enter Noble Gulch drainage. Monitor silt control 
measures for effectiveness and repaidand or replace them as needed. Promptly remove 
any build up of silt/soil behind any silt fence and/or repair control measures if there any 
breaches or undermined areas along the fence. 

To the greatest extent possible, stabilize all exposed or disturbed areas within the project 
site. We recommend installing erosion control measures such as silt fences, weed-free 
straw bales, plywood, straw wattles, water check bars, gravel or rock lined ditches or road 
surfaces, and broadcasted weed-free straw where ever silt laden water has the potential to 
leave the work site and enter Noble Gulch, repair, and/or replace erosion control 
measures as needed. Any proposed work done along the bank should be reviewed and 
authorized by the resource agencies. 
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PRELIMINARY ARCHAEOLOGICAL RECORDS SEARCH AND 
SENSITIVITY REPORT FOR THE ERLACH PROPERTY IN SOQUEL, 
SANTA CRUZ COUNTY CALIFORNIA, PREPARED AUGUST 6,2008 
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INTRODUCTION 

In July 2008 Archaeological Consulting was authorized by Julie Conway, 
Santa Cruz County Housing Project Manager, t o  complete an Archaeological 
Background Records Search and Sensitivity Assessment for  the proposed 
affordable housing project area on a portion of the Erlach Property on Cunnison 
Lane in Soquel, Santa Cruz County, California. This study was undertaken to 

determine if there are any recorded archaeological resources within the project 
area or in the immediate vicinity, and whether the project area has been included 
in any previous archaeological research or reconnaissance projects, as well as to  
provide a preliminary assessment of the potential cultural resources sensitivity of 
the property. 

The background research for this project included an examination of the 
archaeological site records, maps, and project files of the Northwest Regional In- 
formation Center of the California Historical Resources Information System, 
located at Sonoma State University, Rohnert Park. In addition, our own extensive 
files and maps were examined for supplemental information, such as rumors of 
historic or prehistoric resources in the general project area. 

The Regional Information Centers have been established by the California 
Office of Historic Preservation as the local repository for all archaeological reports 
which are prepared under cultural resource management regulations. The 

literature search at the appropriate Regional Information Center is required by 
state guidelines and current professional standards. Following completion of the 
project, a copy of the report must be deposited with that organization. 

In addition, we made a brief field assessment of the property from the 
western edge on Cunnison Lane because the property owners have not yet granted 
access t o  the  property for a standard pedestrian reconnaissance. The following 
report contains the results of these investigations and our conclusions. 



PROJECT LOCATION AND DESCRIPTION 

The Erlach property is located on the eastern side of Cunnisoii Lane in 
Soquel, Santa Cruz County, California (see Maps 1 and 2). The proposed project 
area includes portions of Assessor's Parcels Number 037-101-02, 037-061-66 and 
037-061-04. The Universal Transverse Mercator Grid (UTMG) coordinates for the 
approximate corners of the project area are as follows: Northeast 5.9440/40.9422, 
Southeast 5.9438/40.9400, Southwest 5.9422/40.9404 and Northwest 5.9424/40.9418 
on the USGS 7.5 minute Soquel Quadrangle (1954, photorevised 1968). 

RESULTS OF THE BACKGROUND 3WSEARCH 

The search of the files at the Northwest Regional Information Center found 
that there are fourteen recorded cultural resources, including six prehistoric 
archaeological sites, located within one mile of the project area. In addition, an 
unrecorded "Chinese fishing village" site is reputed t o  be in New Brighton State 
Park along with five recorded historic cultural resources. The major prehistoric 
occupation sites in the general area are located along the year-round Soquel and 
Aptos Creeks. On the bluffs above the mouth of Soquel Creek and on the flats in 
the City of Capitola several prehistoric sites have been identified. Other 
prehistoric sites have been found along the Soquel Creek drainage at greater 
distance from the coastline. Large prehistoric sites have also been located in the 
lower Aptos Creek drainage. Smaller prehistoric deposits have been identified 
along some of the intermittent drainages a t  short distances from the shore. 

The California Inventory of Historical Resources (March 1976), California 
Historical Landmarks, and the National Register of Historic Places were checked 
for listed cultural resources which might be present in the project area; none 
were discovered. The project area lies within the Shoquel Rancho land grant. 
The Plat of the Shoquel Rancho, finally confirmed to Martina Castro, 1858, depicts 
no structures in the project area. The "Road from Santa Cruz", now Soquel Drive, 
is depicted on the Rancho Flat as well as on the 1860 and 1891 GLO Plats. No other 
potential historic resources are found in or near the project area on any of these 
historic maps. 

. 
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The record search found that the project area has not been included in a 
previous study. The adjacent property to  the south and west was the subject of a 
reconnaissance survey (Simpson-Smith e t  al. 1990). Numerous other studies have 
been conducted within one mile of the project area. 

BRIEF ETHNOGRAPHY 

The project area lies within the currently recognized ethnographic territory 
of the Costanoan (often called Ohlone) linguistic group. Discussions of this group 

and their territorial boundaries can be found in Breschini, Haversat, and Hamp- 
son (1983), Kroeber (1925), Levy (1978), Margolin (1978), and other sources. In 

brief, the group followed a general hunting and gathering subsistence pattern 
with partial dependence on the natural acorn crop. Habitation is considered t o  
have been semi-sedentary and occupation sites can be expected most often a t  the 
confluence of streams, other areas of similar topography along streams, o r  in the 
vicinity of springs. These original sources of water may no longer be present or  
adequate. Also, - resource gathering and processing areas, and associated tempo- 
rary campsites, are frequently found on the coast and in other locations contain- 
ing resources utilized by the group. Factors which influence the location of these 
sites include the presence of suitable exposures of rock for bedrock mortars or oth- 
er milling activities, ecotones, the presence of specific resources (oak groves, 
marshes, quarries, game trails, trade routes, etc.), proximity t o  water, and the 
availability of shelter. Temporary camps or other activity areas can also be found 
along ridges or other travel corridors. 

PEFCPHER,AL F'IELD ASSESSMENT 

On August 5, 2008 the flat to  gently sloping project area was examined from 
the Cunnison Lane periphery by Mary Doane, B.A. Very few patches of native soil 
were visible from the road because of the substantial dry grass cover. Some 

gopher activity provided patches of subsurface soil t o  view. 



CONCLUSIONS 

Based upon the background research and the brief field assessment, we 
have concluded that there are no recorded cultural resources in the project area. 
However, there also has been no previous archaeological study of the area. The 

nearest study proved negative for prehistoric cultural materials but suggested a 
potential for  historic findings. 

Even though the drainage in the riparian corridor along the eastern side of 
the project area is seasonal, the proximity of fresh water would suggest a 
moderate potential for the discovery of prehistoric cultural resources on the 
property. With this in mind, we recommend that a standard field study of the 
area should be undertaken, when access is possible, in order to  complete the full 
level of reconnaissance required for undertakings of this scope. 

Because of the possibility of unidentified (e.g., buried) cultural resources be- 
ing found during future construction, we recommend that the following standard 
language, or the equivalent, be included in any permits issued for the project 
area 

If archaeological resources o r  human remains are accidentally 
discovered during construction, work shall be halted within 50 
meters (150 feet) of the find until it can be evaluated by a qualified 
professional archaeologist. If the find is determined to be significant, 
appropriate mitigation measures shall be formulated and imple- 
mented. 
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Map 2. Project Location. 
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PRELIMINARY DRAINAGE STUDY FOR A PORTION OF ERLACH 
PROPERTYAND DOWNSTREAM DRAINAGE COURSE IN SOQUEL, 

SANTA CRUZ COUNTY, CALIFORNIA, PREPARED DECEMBER 2008 
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FALL CREEK ENGINEERING,  INC. 
Civil Environmental Wafer Resource Engineering and Sciences 

lei. (831) 4269054 P.O. Box 7894, Santa CNZ, CA 95061 Fax. (831) 426-4932 

December 10, 2008 

Matt Johnston 
County of Santa Cruz 
Planning Department - Housing Division 
701 Ocean Street, 4& Floor 
Santa Cruz, CA 95060 

Subject: Preliminary Drainage Study for a Portion of Erlach Property and 
Downstream Drainage Course ( A P N :  037-061-66,037-101-02 and a 
portion of 037-061-04) 

Dear Mr. Johnston: 

Fa31 Creek Engineering, Inc. (FCE) is pleased to present this letter report summarizing 
the Drainage Study conducted for a portion of the Erlach Property and downstream 
drainage course in Soquel, CA. The Drainage Study was conducted to determine existing 
runoff paths from the parcels. Additionally, this study provides an assessment of the 
downstream drainage conditions and capacity based on the routing of the 2 5 ,  50-, and 
1 00-year 24 hour storm events. 

The results of the study indicate that the existing conditions of the immediate 
downstream drainage have the capacity to convey the routing of a 100-year, 24-hour 
fiequency storm. The existing drainage conditions, further downstream, have a capacity 
of less than or equal to the routing of a 25-year, 24-hour frequency storm. Dependant 
upon future property development, these downstream drainage portions may need to be 
upgraded. 

The following sections provide a more detailed description of the site, hydrologic 
modeling methods, results, conclusions and recommendations. 

In trod u ction 

FCE was retained by the County of Santa Cruz Planning Department (CSCPD) to 
perform a drainage analysis for the above referenced project located in Santa Cruz 
County, California. The project site is located to the north of Highway One off of Soquel 
Drive, between Cunnison Lane and Cliffwood Drive. Figures 1 and 2 show the project 
vicinity and location. 

Currently, the project site is minimally developed with a small residence and utility 
buildings; however, the CSCPD is considering the site for rezoning to high density 
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housing. The purpose of this study is to identify and determine the current condition and 
capacity of drainage features at and downstream of the project site. 

A hydrologic analysis was performed to evaluate the condition and capacity of the 
existing drainage features for the required design and overflow storms. The stormdrain 
systems along Cunnison Lane, Soquel Drive and Nobel Gulch were evaluated. 

The hydrologic analysis utilized the U.S. Army Corps of Engineer’s (USACE) 
Hydrologic Engineering Center’s Hydrologic Modeling System (HEC-HMS) software to 
evaluate runoff from the site for the existing site conditions. The following presents the 
project description, methodology, drainage analysis results, concIusions, and 
recommendations. 

Project Description 

The project site is located in the lower Soquel Creek watershed. Drainage from the site is 
generally conveyed to the south in a system of natural channels and pipe networks that 
drain into Soquel Creek and ultimately discharge into the Monterey Bay. 

The Erlach property is a partially developed site with minimal site improvements. The 
site consists of mostly open, unimproved terrain with several large stands of Eucalyptus 
trees to the east. The site is on a general southern facing slope and does receive runoff 
from upslope areas. The majority of the site drains, via sheet flow, to the southeast and 
into Nobel Gulch. A portion of the site drains to the west via sheet flow and is 
intercepted by the stormdrain system along Cunnison Lane and conveyed to the County’s 
stormwater system along Soquel Drive. Another portion of the property appears to drain 
towards the Farm Townhouses. Since permission to enter the property was not given, and 
a detailed topographic survey was not available, FCE was not able to accurately quantify 
drainage areas on site. 

FCE assessed approximately 685 feet of Nobel Gulch. FCE walked the length of the 
Gulch from the culvert under Soquel Drive to the farthest accessible point to the north. 
FCE also inspected Nobel Gulch immediately downstream of Soquel Drive. Figure 3 
shows the reach of channel evaluated and selected cross sections. During the assessment, 
FCE noted the channel shape, condition, material, soil, top width, bottom width, and 
depth at various locations along the channel. Table 1 summarizes the information 
collected and Figure 3 identifies the approximate location of each station along Noble 
Gulch. 



F W  CREEK 
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Table 1. Parameters Collected for Selected Reach of Nobel Gulch 

NC - No Change; NM -Not Measured 

FCE determined that The Farm and Soquel Village Green Townhouses, located along the 
Southern boundary for the subject parcel, do not appear to drain onto the site. A small 
unimproved portion of each of these developments does however appear to drain into 
Nobel Gulch. The remaining portions of The Farm and Soquel Village Green 
Townhouses have stormwater collection systems that drain towards the west and into the 
stormdrain system along Cunnison Lane, which discharges into the stormdrain main 
located along the north side of Soquel Drive. 

After the initial site assessment was completed, a follow-up meeting was held on October 
IS* with staff from the County of Santa Cruz Public Works Department (PWD) to 
review existing drainage information for the area. The PWD provided FCE with plans 
that included design information pertaining to the stormdrain systems associated with 
The Farm and Village Green Townhouses, four (4) lots along Cunnison Lane, and the 
stormdrain system located on the north side of Soquel Drive. Additional information was 
obtained f?om the Zone 5 Master Drainage Plan (Z5MDP) and an Existing Conditions 
Report and Recommendations for the Proposed Farm Neighborhood Park and 
Community Center (Moore Iacofano Goltsman, hc. ,  May 2008), supplied by the Santa 
Cruz County Redevelopment Agency. 

Data collected from the site visit and subsequent meeting with the County was utilized in 
the HEC-HMS evaluation of the site. Detailed dormation regarding the HEC-HMS 
study is provided in the following sections. 

3 
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Computational Methods 

The USACE HEC-HMS sofhvare was utilized to analyze hydrologic conditions at the 
site. HEC-HMS is a numeric computer model that simulates watershed, channel, and 
water-control structure behavior, and predicts flow, stage, and timing. HEC-HMS 
calculates runoff by computing the volume of water that is intercepted, infiltrated, stored, 
evaporated, or transpired, and subtracts it fiom the precipitation. The sum of these 
parameters, with the exception of precipitation, is collectively referred to as losses. 

I 

The runoff volume computations were conducted employing the SCS Curve Number 
Loss Method and SCS Unit Hydrograph (UH) Model for transformation of direct runoff 
and a n  estimation of constant monthly baseflow. The SCS Curve Number Loss Method 
implements the curve number methodology of incremental losses. The program 
computes incremental precipitation during a storm by recalculating the infiltration 
volume at the end of each time interval’. The SCS UH Model is an empirjcal model, 
which “transforms” excess precipitation into peak runoff and calculates the volume of 
runoff over a specified time period. The SCS UH model is based upon average unit 
hydrographs derived from gauged rainfall and runoff events for a large number of small 
agricultural watersheds throughout the United States. 

HEC-HMS requires the user to input information describing the drainage basin (Basin 
Model), the rainfall event (Meteorological Model), and model control information. For 
the Basin Model the user must input information about the sub-basin and water control 
structures. The sub-basin characteristics including: area, loss rate method, transform 
metbod, and base flow method. For water control structures, including the detention 
ponds, the user inputs a storage method and outflow curves for each of the structures. 
The user must also define the precipitation method. Rainfall data for the 25, 50- and 
100-year rainfall events were obtained from the Santa C m  County Design Criteria 
Manual (Fig. SWM-3) and the Santa Cruz County Storm Water Master Plan (Fig. 2-1). 
The rainfall data was then checked against the NOAA Atlas 2: Precipitation-Frequency 
Atlas of the Western United States, Volume XI- California for accuracy. 

The project site was divided into separate sub-basins for the purpose of modeling. The 
sub-basins were delineated based on available topography and the ZSMDP which 
encompasses the project site. Sub-basin and reach naming schemes were kept consistent 
with the Z5MDP. Impervious areas (roadways, rooftops, driveways) were assumed based 
on aerial photographs available fiom the County GIS website. SCS Lag times were 
calculated and assigned based on the specific land use, basin slope, and length of 
drainage course. A summary of the input parameters for each sub basin is presented in I 
Attachment 1 .  

’ November 2006. Hydrologic Modeling System HEC-HMS, User’s Manual Version 3.1 .O. U s  
Corps of Engineers Hydrologic Engineering Center. I 
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Project Analysis 

FCE performed a hydrologic analysis for the existing site conditions. The existing 
condition analysis evaluated drainage from the project site and included surrounding 
drainage areas contributing to the projects drainage courses. The eastern drainage, Nobel 
Gulch, was assessed from its’ origin northeast of the project site, to approximately 1,000 
feet south of the 48” diameter culvert under Soquel Drive. The western drainage system 
was assessed along Cumison Lane and approximately 450 feet along Soquel Drive. 

A total of approximately 138 acres of overland area was separated into sub-basins for 
each drainage system. Sub-basin delineation was based on the areas presented in the 
ZSMDP and verified utilizing the USGS topographic information. Figure 4 depicts the 
sub-basin delineation as presented in the ZSMDP and Figure 5 presents the Basin Model 
Schematic which shows how the sub-basins were depicted in the HEC-HMS model. 

HEC-HMS was utilized to determine the peak discharge associated with the 2 5 ,  50-, and 
100-year storm events. The peak discharge was compared with the full flow capacity of 
the drainage courses to determine the percentage of the full flow capacity under existing 
conditions. 

Manning’s equation was used to evaluate the drainage capacity at seven locations within 
the drainage analysis area. Of these seven locations, four (locations 1-4) are located to 
the East-Southeast of the project site along the Noble Gulch drainage course and three 
(locations 5-7) are located to the West-Southwest of the project site along Cunnjson Lane 
and Soquel Drive. Approximately 25% of the project site drains to the Eastern drainage 
basin (Noble Gulch), 2 1 YO drains to the Southeast drainage basin (Noble Gulch), and the 
remaining 54% drains to the West-Southwest drainage basin (Cunnison Lane). However, 
FCE was not allowed on site to verify he accuracy of these percentage. The locations 
evaluated are show in Figure 4. 

The following section presents the results of the drainage analysis. 

Analysis Results 

HEC-HMS was IUII for the existing conditions scenario to determine the peak discharge 
for the variable drainage locations. The existing conditions scenario was evaluated under 
the 25-, 50-, and 1 00-year, 24-hour return periods. The results of the drainage capacity 
for the seven locations within the drainage analysis area are presented in Table 2. 

5 
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Site 

1 

2 
3 

4 

5 

6 

Existing 

25-year 50-year 
Description 

Natural Channel - Noble Gulch, 

Natural Channel - Noble Gulch, 
Station l+OO (No. I )  83.6 98.7 

48" Culvert under Soquel Drive 90.7 106.8 

Station 5+32 (No. 7b) 84.8 100.1 

48" Drainage Pipe (Reach - 

18" Storm Drain (Reach - Upper 

18" Storm Drain (Reach - Lower 

18" Storm Drain (Reach - 

063052-063054) 101.9 120.0 

Cunnison Lane) 4 .I 5.4 

Cunnison Lane) 6.1 7.1 

- -  
(cfs) 100- 

year 

I Capacity I Convey I 
Frequency 

Storm 

7 1  cunnison ~ a n e ~ i d i n  Way) I 17.0 I 19.6 22.2 I 13.03 I 

115.4 

1 00-Y ear 8.1 I 20.99 I 
I 

296.28 I OO-Year 

113.9 
123.1 

138.2 

6.1 

Five of the seven drainage analysis sites (Site 1 , 2,3, 5, and 6) downstream of the project 
area have the capacity to safely convey a 1 OO-year frequency storm. During the 1 OO-year 
frequency storm event, theses sites are conveying flows that range from 20% ( 1  14/559 x 
100) to 52 YO (1231236 x 100) of the total capacity of the channel sections. Of the two 
remaining sites, Site 4 on Nobel Gulch approximately 200 feet down stream of the 
culvert under Soquel Drive, will safely convey a 25-year frequency storm which 
translates to 9 1 YO ( 1  20/113 x 100) of the total capacity of the piped drainage section. 
The final site, Site 7 along Cunnison Lane, will safely convey a 5-year frequency storm, 
conveying 81 YO (1  3/11 * 100) of the total capacity of the piped drainage section. 

559.00 100-Y ear 
23635 100-Y ear 

112.48 25-year 

27.68 1 OO-Year 

The Z5MDP indicates that a drainage section in the same location and with the same 
approximate length as the reach associated with Site 7 has the capacity to safely convey a 
2-year frequency storm and less than a 5-year frequency storm. However, FCE observed 
that the Z5h4DP analyzed this section fiom a simplified modeling approach due the large 
scale of the project. This suggests that our analysis of the drainage reach may be more 
accurate based on a more complete inventory of the drainage information. 

Attachment 2 and 3 includes the complete Capacity Calculation and HEC-HMS model 
results. 

Conclusions and Recommendations 

1. Based on our field assessment and documentation review, runoff from the subject 
property drains via sheet flow to the Southeast into Noble Gulch and Southwest to 
Cunnison Lane. Via culverts, county storm drains, and natural channels, runoff 
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FALL CREEK 
ENGINEERING, INC. 

continues downstream into Soquel Creek which ultimately discharges into 
Monterey Bay at Capitola Village. 

2. The results of the study indicate that the existing conditions of the immediate 
downstream drainage courses have the capacity to safely convey runoff from 
a100-year, 24-hour storm event. However, analysis of the existing conditions of 
the two furthest drainage reaches associated with Site 4 and Site 7 are not 
appropriately sized to safely convey a 100-year fiequency storm. Site 4 will 
safely convey a 25-year frequency storm (91 YO of the total section capacity) and 
Site 7 will safely convey a 5-year frequency storm (81% of the total section 
capacity). 

3. Natural channel sections of Nobel Gulch, downstream of the culvert under Soquel 
Drive, can safely convey runoff events greater than a 100-year frequency storm. 
However, results from the drainage analysis reveal that the drainage reach 
(063052-063054) associated with Site 4 will safely convey a 25-year frequency 
storm only. If the County requires this drainage reach to safely convey runoff 
from a 1 00-year, 24-hour storm event a 54” diameter storm-drain pipe may need 
to replace the existing 48” diameter pipe. Another option may be the removal of 
the existing 48” diameter pipe and restoring the piped reach to be natural channel 
with a bottom width of approximately 5 feet, depth of 3 feet and side slope of 
2(H): I (V). 

4. The drainage reach associated with Site 7 has the capacity to safely convey 
between a 2-year and 5-year frequency storm. This drainage reach may require a 
30% increase in design capacity to convey a 25-year, 24-hour storm event. If the 
County requires this drainage reach to safely convey runoff from a I 00-year, 24- 
hour storm event a 24” diameter storm drain pipe may need to replace the existing 
18” diameter pipe. 

5. Based on the proposed redevelopment of the site to high density development it is 
likely that either on site retentioddetention facilities would be required to limit 
runoff from the site. Downstream improvements in Noble .Gulch may also be 
required to increase flow conveyance in the channel. 

6. Retentiornetention facilities may be possible on-site, dependant upon soil 
conditions and the proposed design of the project area. Further studies including, 
but not limited to, a site specific topographic survey and a soil investigation 
would be necessary in order to engineer on-site retentioddetention facilities. 

7 

- 1 6 7 -  
ATACHMENT 
APPLICATION 



FALL CREEX 
ENGINEERING, 1NC. 

This concludes our drainage study. Thank you for the oppohdty to provide 
professional services and assist you with this project. If you have any questions or 
require additional information, please contact me at (83 1) 426-9054. 

. . s a  . .L . 

At t a c h  ents 
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HEC-HMS MODEL INPUT PARAMETERS 
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Sub-Basin Information 

The SCS Curve Number Loss method was selected to account for loss of precipitation on 
overland surfaces. A summary of sub-basin data entered into the HEC-HMS model for 
existing conditions is presented in Table AI.  

Table A l .  Sub-Basin Information - Existing Conditions 

*SCS Lag Time. The lag time is calculated based on the SCS Equation for N a d  Watersheds 
(5&=cN<=95) 
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Reach lnformation 

The Muskingum-Cunge method was selected to account for the routing conditions of the 
existing and proposed conveyance surfaces. A summary  of reach data entered into the 
HEC-HMS model for existing and proposed conditions is presented in Table A2. 

Table A2. Reach Information - Existing Conditions 

Reach Name 



Rainfall Frequency and Duration Data 

25 I 24 

Data for the design storms was obtained from the Santa Cruz County Design Criteria 
Manual, Rainfall lntensity Duration Curves (Figure SWM-3) and the Santa Cruz County 
Storm Water Master Plan - Zone 5 (Figure 2-1). Adjustments to the P60 rainfall 
intensities, as read from the Figure 2-1, where made pursuant to Santa Cruz County 
conversion factors (noted on Fig. SWM-3). Table A3 summarizes d e  rainfall data used 
in the HEC-HMS model. 

6.87 

Table A3. Meteorological Input Data 

100 24 8.59 
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CAPACITY CALCULATION RESULTS 
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Flow Master - Parameters and Results 

Site 1 - Natural Channel - Noble Gulch, 
Station 5+32 (No. 7b) 

Site 2 - Natural Channel - Noble Gulch, 
Station 1+00 (No. 1) 

Site 3 - 48" Culvert under 
Soquel Drive 

Site 4 - 48" Drainage Pipe 
(Reach - 063052-063054) 

I 12.57 
Wetted Perimeter (A) I 12.57 
Top Width (fi) O.OOE+OO 

FCE - Drainage Analysis Report 

-181-  



Flow Master - Parameters and Results 

Site 5 - 18" Storm Drain 
(Reach - Upper Cunnison Way) 

Site 6 - 18" Storm Drain 
(Reacb - Lower Cunnison Way) 

Site 7 - 18" Storm Drain 
(Reach - Cunnison Waymardin Way) 

Parameters 
0.013 

0.0133 

I I 8  
' 12.11 

FCE - Drainage Analysis Report 20822 - Erlach Property 
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ATTACHMENT 3 

HEC-HMS RESILTS 
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APPENDIX E 

TRANSPORTATION IMPACT ANALYSIS FOR THE ERLACH HIGH- 
DENSITY HOUSING SITE IN SANTA CRUZ COUNTY, CALIFORNIA, 

PREPARED BY FEHR & PEERS TRANSPORTATION 
CONSULTANTS, JANUARY 18,2008 

SANTA CRUZ, JULY 30,2008 
UPDATED BY THE DEPARTMENT OF PUBLIC WORKS, COUNTY OF 
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ERLACH HIGH-DENSITY HOUSING SITE PROJECT 

Anwar Mina 
Asst. Civil Engineer 

County of Santa Cruz 
Road Planning, Department of Public Works 

July 30,2008 
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ERLACH TRAFFIC STUDY UPDATE-JULY 2008 

This report describes the findings for an update Erlach Housing Site review on Cunnison 
Lane. The original memorandum for a 143 multi-family dwelling unit High-Density 
Housing Traffic Impact Analysis was prepared and submitted on January 18,2008, by 
Fehr & Peers Transportation Consultants. Since that time, the scope of the project was 
reduced to 102 multi-family dwelling units. Staff from the County Department of Public 
Works has revised the study accordingly and has included the updated analysis and 
findings. 

This report also describes an additional cumulative analysis at the Soquel Drive and 
Cunnison Lane intersection that incorporates an additional future 56 SFDU project on 
Cunnison Lane as the future use for the reminder of the Erlach property. 

Trip Generation and Trip Distribution: 

The traffic volume expected to be generated by a proposed 102 unit development was 
estimated by applying the same trip generation rates fiom ITE’s book Trip Generation 
(7fi Edition) used in the original Fehr & Peers report. Trips currently generated by the 
existing two single-family dwelling units on the property were credited against the trips 
generated by the project. As shown in Table A the revised project (102 units) is expected 
to generate 746 net new daily trips,53 net new AM peak-hour trips ( I  0 inbound and 43 
outbound),and 74 net new PM peak-hour trips (48 inbound and 26 outbound). The 
previous 143 unit project was estimated to generate 991 new daily trips,72 net new AM 
peak-hour trips (14 inbound and 58 outbound), and 94 net new PM peak-hour trips (61 
inbound and 33 outbound) per Fehr & Peers. (See attached Table 4) 

The trip distribution pattern remains the same as on Figure I from the Fehr & Peers 
analysis and the project trips were assigned to the roadway system using this distribution 
pattern. 

The fbture use of the remaining Erlach property was analyzed based upon build out 
information from the Planning Department in order to evaluate the impact specifically at 
the intersection of Soquel Drive and Cunnison Lane. It is estimated that the future 56 
SFDU’s are expected to generate 536 additional daily trips,43 new AM peak-hour trips 
(1 1 inbound and 32 outbound),and 57 new PM peak-hour trips (36 inbound and 21 
outbound) using the same trip generation rates as the Fehr & Peers report noted for the 
existing SFDU’s on the property. 

The additional new trips were assigned to the roadway system using the same trip 
distribution pattern as mentioned above and were added to the “Cumulative plus project” 
conditions that were previously increased by 10 trips and 5 trips outbound for the A M  
and P M  peak-hours respectively. 

ATTACHMENT 
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Intersection Impacts for Background Plus Project Conditions 

The revised 102unit project would not have a significant impact on the study 
intersections due to the decrease in new trips. This is in contrast to the impact analysis of 
the 143-unit project. The amount oftraffic generated and distributed to the study 
intersections for the 102-unit project would not increase the critical volumes by more 
than 1 %. 

Although the 102-unit project does not require mitigation to the Soquel DrivelPorter 
Street intersection, staff did run an optimization analysis and determined that the LOS E 
for both A M  and PM peak hours can be improved to LOS D. 

Intersection Impacts for Cumulative Plus Project Conditions 

The 102-unit project would not significantly impact the study intersections in the 
cumulative analysis. Mitigations are not warranted for this scenario. 

Cumulative Plus Project Plus Additional 56 SFDU’s Analysis 

An additional cumulative analysis at the Soquel Drive/Cunnison Lane intersection for the 
AM and PM peak hours indicated that the control delay(s) for the southbound left turn 
will increase from 67.6 sec (LOS F) to 94.2 sec (LOS F) and from 67.0 sec( LOS F) 
to93.4 sec (LOS F) respectively. The analysis also indicated that the AM and PM 
operations level of service for the Cunnison Lane approach would degrade fiom LOS E 
to LOS F by the year 2025. However, the overall intersection level of service will remain 
at LOS A. Therefore, the intersection will not require mitigations. In addition, the 
intersection did not meet traffic signal warrants. 

Fee Calculations: 

Transportation hprovement Area Fees of 102 units will be charged for proposed project 
with fee credit issued for the existing two SFDU’s. 

2 x $1775.00 x 102 units= $ 362,100.00 (Proposed Project) 
- 2 x $2540.00 x 2 units = $ 10,160.00 (Existing SFDU) 

= $ 351,940.00 (Net T U  fees at current rates) 
_--___________________----__--------_-__-------_---- 

Anwar Mirza 
Asst. Civil Engineer 
Public Works Department 
County of Santa Cruz 
July 2008 
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Table A 

Size Land Use 

PROJECT TRJP GENERATION AND ESTIMATES 

AM Peak Hour PM Peak Hour 
Daily 

In Out Total In Out Total 

Apartment* 7.5 0.11 0.43 0.54 0.48 0.26 
Single Family Detached Housing** 9.57 0.19 0.56 0.75 0.64 0.37 

0.74 
1-01 

- 1 9 6 -  

Proposed Apartments 102 765 1 1  44 55 49 27 

Existing Single-Family 2 (19) ( 1 )  ( 1 )  (2) ( 1 )  ( 1 )  

Total New Trips 746 10 43 53 48 26 

Additional 56 SFD Units 1 56 536 1 1  32 43 36 21 

Environmental Review lnital 
ATTACH MEN7 
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76 

(2) 
74 

57 
I 

New Trips with additional 56 SFD 
I 

1282 21 75 96 84 47 131 



PEAK HOUR TRAFFIC VOLUMES AND INTERSECTION CONFIGURATIONS 

Existing Conditions 

215(251) & 

57( 104) 

Intersection #1 
Soquel DrlPorter SI 

Intersection it1 

I 

Intersection #1 

d b  

~ 

Intersection # 2 
Soquel DKunnison Ln 

Background Conditions 

Intersection # 2 

Project Trip Assignment for 102 Unit Project 

% 5(24) 

I 

Intersection # 2 

Project Conditions for 102 Unit Project 

Intersection #1 Intersection it 2 
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Intersection #3 

Intersection #3 

FIGURE A 
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Cumulative No Project Conditions 

Intersection #1 

Soquel DrlPorter St 

SU1368) L Intersection # 2 

Soquel DrlCunnison Ln 

Cumulative plus 102 Unit Project Conditions 

- 
Intersection # 2 

Soquel DrlPark Ave 

Project Trip Assignments for 56 SFDU's rl 
6(18) ,ET 

Intersection # 2 

Intersection #l Soquel DrlPorter St 
Intersection #2 Soquel DrlCunnison Ln 
Intersection #3 Soquel Dr/Park Ave 

Project Conditions: Background Cond.+Project Trips 
Cumulative N o  Pr0ject:Background (1 +i)"n 
Cumulative Plus Project: Background(1 +i)"n + Project Trips 

i= Growth Factor-1.3 

(Signalized) 
(Unsignalized) 
(Signalized) 

n= 17 yrs (year 2025) 

- 198 
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STATE OF CALIFORNIA-BUSINESS, TRANSPORTATION AND HOUSING AGENCY ARNOLD SCHWARZENEGGER Governor 

DEPARTMENT OF TRANSPORTATION 
50 HIGUERA STREET 
Sm LUIS OBISPO, CA 93401-5415 
PHONE (805) 549-3101 
FAX (805) 549-3329 
TDD (805) 549-3259 
hm://w.dot.ca.nov/distO5/ 

February 17,2009 

Flex your power! 
Be energy efficieni! 

SCr 1-12.09 
SCH# 2009012031 
APN: 037- 101-02,037-061-66, 

037-06 1-04 
Mr. Matt Johnston 
Planning Department 
County of Santa Cruz 
70 1 Ocean Street, 4” Floor 
Santa Cruz, CA 95060 

Dear Mr. Johnston: 

COMMENTS ON THE MITIGATED NEGATIVE DECLARATION FOR THE ERLACH 
HOUSING PLANNED UNIT DEVELOPMENT 

The California Department of Transportation (Department), District 5, Development Review, has 
reviewed the above referenced project and has the following comments. 

1. 

2. 

3. 

4. 

The Department supports local development that is consistent with State planning priorities 
intended to promote equity, strengthen the economy, protect the environment, and promote public 
health and safety. We accomplish this by working with local jurisdictions to achieve a shared 
vision of how the transportation system should and can accommodate interregional and local 
travel and development. 

Although we appreciate that a traffic study was completed, we did not receive a signed, stamped, 
study by the appropriate “Responsible Charge” Engineer. The laws that govern the signing and 
sealing of civil, electrical, and mechanical engineering documents are contained in Business and 
Professions Code sections 6735, 6735.3, and 6735.4 and in Rule 41 1. These laws bear and permit 
the following: “All documents must bear the name and license number of the professional 
engineer in responsible charge.” Caltrans will be happy to provide comments from a more 
detailed analysis once the proper documentation is received. 

AAer a preliminary review of the information provided however, we disagree with the trip 
distribution estimates reflected in the traffic impact study, which indicate the project will not 
generate any new trips on the State highway system. Please provide the basis for this assumption, 
or revise the traffic impact study to more accurately reflect the project’s true impact to Highway 1. 

Given that this project will generate additional traffic and has the potential to significantly impact 
the State highway system, we request that the traffic impact study be revised to include Highway 
1 mainline operations, and both the northbound and southbound ramp nodes at Highway 1Rorter 
Street, Highway l/Bay Avenue, and Highway ]/Park Avenue. 

I 

Y 
ATTACHMENT 6, /v 
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Mr. Johnston 
February 17,2009 
Page 2 

5. To ensure that the traffic impact study includes the information needed by the Department to 
analyze the impacts (both cumulative and project-specific) of this project, we recommend that the 
analysis be prepared in accordance with the Department’s “Guide for the Preparation of Traffic 
Impact Studies.” Please visit the Department’s Internet site for a copy of these guidelines at: 
httn://www.dot.ca.~o~l/ha/tl-affops/developserv/operationals~stems/reports/tis~uide.pdf. An 
alternative methodology that produces technically comparable results can also be used. 

6 .  We have noted that the traffic impact study reflects that a project’s traffic impacts are insignificant 
if the critical volumes do not increase more then 1%. This concept is referred to as a “ratio 
theory” and is not supported by the Department. California Environmental Quality Act court 
cases validate our position: 

- Kings County Farm Bureau v. City of Hanford (Sth District 1990); Los Angeles [Jnnified School 
District v. City of Los Angeles (2nd District 1997); Communities For A Better Environment v. 
California Resources Agency (3rd District 2002). These court rulings invalidated the use of a 
“ratio theory” or “comparative approach” criterion because they improperly measure a proposed 
project’s incremental impact relative to the existing cumulative effect rather than focus on the 
combined effects of the project and other relevant past, present, and hture projects. 

7. The traffic study did not include impacts to Highway 1, which currently operates at Level of 
Service (LOS) F. Because the Department is responsible for the safety, operations, and 
maintenance of the State transportation system, our LOS standards should be used to determine 
the significance of the project’s impact. We endeavor to maintain a target LOS at the transition 
between LOS C and LOS D on all State transportation facilities. In cases where a State facility is 
already operating at an unacceptable LOS, any additional trips added should be considered a 
significant cumulative traffic impact, and should be mitigated accordingly. 

8. The mitigation measures indicate that all drainage runoff in excess of the 10-year 
pre-development flow will be retained on site. Please be aware that all runoff in excess of the 
100-year pre-development flow should be retained on site as well. If this is not possible, please 
address the potential impacts to the Caltrans culvert at Highway 1 for Nobel Gulch. 

Thank you for your consideration and action upon these items. We look forward to receiving a copy 
of the revised TIS disclosing the full impacts of the project to the State highway system. If you have 
any questions, or need firther clarification on the items discussed above, please do not hesitate to call 
me at (805) 549-3099 or e-mail jennifer.calate@dot.ca.nov. - 

S inc ere1 y, n 

JENNIFER CALATE 
Associate Transportation Planner 
District 5 Development Review Coordinator 

c: State Clearinghouse/Office of Planning and Research 
Santa Cruz County Regional Transportation Commission 

Environmental Review Mal Stu 
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Michelle Doughty 
3245 Cunnison Lane 
Soquel, CA 95073 
Tel: 83 1-477-7887 
Cell: 83 1-239-3572 
Fax: 83 1-462-0946 

February 2,2009 

County of Santa Cruz 
Planning Department 
Attn: Matt Johnston 
701 Ocean Street, 4‘h Floor 
Santa Cruz, CA 95060 

Ref: Erlach Property Application #08-0262, response to Initial environmental study 
completed January 12,2009, for APN 037-101-02,037-061-66, portion of 037-061-04. 

Dear Matt, 

I appreciate your time speaking with me on the phone this afternoon. As expected, this 
letter comes to you in response to the Initial study you completed for the above project. I 
live with my husband and two dogs in a single family home almost directly across the 
street from the proposed project. Since I purchased the property in 2004 I have enjoyed 
the relatively quiet, rural character of the upper portion of my street. Needless to say, I 
was alarmed to discover the scale and density of the proposed project when I attended an 
informational meeting in December of last year. 

Your study states that the traffic analysis estimates that an additional 746 trips per day 
will occur on my street. We already have problems with parking and traffic due to the 
existing high density project (known as “The Farm”), as follows: 

0 

We routinely call regarding abandonedillegally parked cars 
A visiting friend’s car was the victim of hit and run while it was parked in front of 
my house 
I frequently see people using my driveway (or my neighbors) to complete their U- 
turns 
Residents of The Farm park their cars illegally in the red zone in front of their 
community to load and unload, and frequently leave those cars unattended 
Kids from The Farm play in the street or very close to the curb, and cross 
frequently to play in the lot across the street 

0 Speeding occurs regularly 

- 2 0 2 -  



I am concerned that if the existing problems aren’t dealt with, adding another 746 trips 
will be a disaster in terms of safety and quality of life for all the residents on Cunnison 
Lane, not just me and my family. These problems will be further magnified by the 
development of the area at the northwest corner of Cunnison Lane and Soquel Avenue 
into a park and community center. 

At minimum I would like to request the installation of an appropriate number of speed 
bumps along the lower section of Cunnison Lane, from the entrance to Cunnison Lane to 
the upper end of the proposed project, to slow down traffic to and from the project. 

Two additional mitigations I suggest: 

Reduce the speed limit on Cunnison Lane to 15 MPH, to further slow down 
t raff c . 

Install signage indicating that Cunnison Lane is not a through road at the entrance 
to Cunnison Lane, to discourage people from mistakenly turning down the street 
to begin with. 

If you have any questions please feel free to call me. 

Best regards, 

*w 
Michelle Doughty 

Cc: First District Supervisor John Leopold 
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