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PLANNING DEPARTMENT
701 OCEAN STREET, 4™ FLOOR, SANTA CRuUz, CA 95060
(831) 454-2580 FAx:(831)454-2131

KATHLEEN MOLLOY, PLANNING DIRECTOR
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NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION

NOTICE OF PUBLIC REVIEW AND COMMENT PERIOD

Pursuant to the California Environmental Quality Act, the following project has been reviewed by the
County Environmental Coordinator to determine if it has a potential to create significant impacts to the
environment and, if so, how such impacts could be solved. A Negative Declaration is prepared in cases
where the project is determined not to have any significant environmental impacts. Either a Mitigated
Negative Declaration or Environmental Impact Report (EIR) is prepared for projects that may result in a
significant impact to the environment. -

Public review periods are provided for these Environmental Determinations according to the
requirements of the County Environmental Review Guidelines. The environmental document is
available for review at the County Planning Department located at 701 Ocean Street, in Santa Cruz.
You may also view the environmental document on the web at www.sccoplanning.com under the
Planning Department menu. If you have questions or comments about this Notice of Intent, please
contact Matt Johnston of the Environmental Review staff at (831) 454-5357.

The County of Santa Cruz does not discriminate on the basis of disability, and no person shall, by
reason of a disability, be denied the benefits of its services, programs or activities. If you require
special assistance in order to review this information, please contact Bernice Shawver at (831) 454-
3137 to make arrangements.

PROJECT: Oakmont Senior Living APP #: 191031 APN: 037-191-14 & 037-191-15

- PROJECT DESCRIPTION: This is a proposal to demolish an existing church (Inner Light Ministries)
and associated structures and construct a new 85,447 square foot three-story assisted living facility
with 82 units (89 beds) and transfer approximately 20,000 square feet of land from APN: 037-191-15 to
037-191-14. Project requires a Commercial Development Permit, Lot Line Adjustment, and Riparian
Exception.

PROJECT LOCATION: The project is located on the south side of Soquel Drive within the community
of Soquel in unincorporated Santa Cruz County (5630 Soquel Drive). Santa Cruz County is bounded on
the north by San Mateo County, on the south by Monterey and San Benito counties, on the east by
Santa Clara County, and on the south and west by the Monterey Bay and the Pacific Ocean. Santa
Cruz County is bounded on the north by San Mateo County, on the south by Monterey and San Benito
counties, on the east by Santa Clara County, and on the south and west by the Monterey Bay and the
Pacific Ocean.

APPLICANT/OWNER: Oakmont Senior Living for Inner Light Ministries
PROJECT PLANNER: Nathan MacBeth, (831) 454-3118

EMAIL: Nathan.MacBeth@santacruzcounty.us

ACTION: Negative Declaration with Mitigations

REVIEW PERIOD: December 18, 2019 through January 16, 2020

This project will be considered at a public hearing before 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.
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MITIGATED NEGATIVE DECLARATION
Project: Oakmont Senior Living APPLICATION #: 191031 APN: 037-191-14 & 037-191-15

Project Description: This is a proposal to demolish an existing church (Inner Light Ministries) and associated
structures and construct.a new 85,447 square foot three-story assisted living facility with 82 units (89 beds)

and transfer approximately 20,000 square feet of land from APN: 037-191-15 to 037-191-14. Project requires a .
Commercial Development Permit, Lot Line Adjustment, and Riparian Exception.

Project Location: The project is located on the south side of Soquel Drive within the community of Soquel in
unincorporated Santa Cruz County (5630 Soquel Drive). Santa Cruz County is bounded on the north by San

- Mateo County, on the south by Monterey and San Benito counties, on the east by Santa Clara County, and on
the south and west by the Monterey Bay and the Pacific Ocean.

Owner: Inner Light Ministries

Applicant: Oakmont Senior Living

Staff Planner: Nathan MacBeth, (831) 454-3118

Email: Nathan.MacBeth@santacruzcounty.us .

This project will be considered at a public hearing before 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

California Environmental Quality Act Negative Declaration Findings:

Find, that this Mitigated Negative Declaration reflects the decision-making body’s independent judgment and
analysis, and; that the decision-making body has reviewed and considered the information contained in this
Mitigated Negative Declaration and the comments received during the public review period, and; on the basis
of the whole record before the decision-making body (including this Mitigated Negative Declaration) that there
is no substantial evidence that the project will have a significant effect on the environment. The expected
environmental impacts of the project are documented in the attached Initial Study on file with the County of
Santa Cruz Clerk of the Board located at 701 Ocean Street, 5" Floor, Santa Cruz, California.

Review Period Ends:__ January 16, 2020

Date:

MATT JOHNSTON, Environmental Coordinator
(831) 454-5357

Updated 6/29/11
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'CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)
INITIAL STUDY/ENVIRONMENTAL CHECKLIST

Application

Number: 191031

Date: November 20, 2019

Project Name: Oakmont Senior Living Staff Planner: Nathan MacBeth
- I. OVERVIEW AND ENVIRONMENTAL DETERMINATION

APPLICANT: Oakmont Senior Living APN(s): 037-191-14 & 037-191-15
OWNER: Inner Light Ministries SUPERVISORAL DISTRICT: II;Iirssttrict

PROJECT LOCATION: The project is located on the south side of Soquel Drive within the
community of Soquel in unincorporated Santa Cruz County. Santa Cruz County is bounded
on the north by San Mateo County, on the south by Monterey and San Benito counties, on
the east by Santa Clara County, and on the south and west by the Monterey Bay and the
Pacific Ocean.

From the City of Santa Cruz, take Highway 1 south the Park Avenue exist, head north on
Park Avenue, at Soquel Drive turn west. Property is located on the south side of Soquel
Drive approximately 1/3 of a mile west of the intersection with Park Avenue (5630 Soquel
Drive).

SUMMARY PROJECT DESCRIPTION:

This is a proposal to demolish and existing church (Inner Light Ministries) and associated
structures and construct a new 85,447 square foot three-story assisted living facility with 82
units (89 beds) and transfer approximately 20,000 square feet of land from APN 037-191-15
to 037-191-14. Project requires a Commercial Development Permit, Lot Line Adjustment,
and Riparian Exception.

| ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: All of the following potential

environmental impacts are evaluated in this Initial Study. Categories that are marked have ]
j been analyzed i in greater de?aff based on project spec;ﬁc mfothi{m - :

Aesthetics and Visual Resources Mineral Resources

D Agriculture and Forestry Resources Noise
D Air Quality

Biological Resources

Population and Housing

DDK[I

Public Services



D Cultural Resources | Recreation

D Energy & Transportation

X Geology and Soils [] Tribal Cultural Resources

D Greenhouse Gas Emissions Utilities and Service Systems

D Hazards and Hazardous Materials D Wildfire

X Hydrology/Water Supply/Water Quality ] Mandatory Findings of Significance
|:| Land Use and Planning

 DISCRETIONARY APPROVAL(S) BEING CONSIDERED:
General Plan Amendment

Land Division
Rezoning

Coastal Development Permit
Grading Permit
Riparian Exception

OXOO0
DX

Development Permit LAFCO Annexation
Sewer Connection Permit Other:
Permit Type/Action Agency
Clean Water Act Section 404 and 401 U. S. Army Corps of Engineers (USACE)
Regional Water Quality Control Board
(RWQCB)

No California Native American tribes traditionally and culturally affiliated with the area of
Santa Cruz County have requested consultation pursuant to Public Resources Code section
21080.3.1.
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On the basis of this mltial evaluation:

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

| 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 revisions in
the project have been made or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.

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

| find that the proposed project MAY have a “potentially significant impact” or
“potentially significant unless mitigated” impact on the environment, but at least
one effect 1) has been adequately analyzed in an earlier document pursuant to
applicable legal standards, and 2) has been addressed by mitigation measures
based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed. '

| find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed
adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable
standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or
NEGATIVE DECLARATION, including revisions or mitigation measures that are
imposed upon the proposed project, nothing further is required.

il M@fg 12/3]19

MATT JOHNSTOIy Environmental Coordinator Date
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Il. BACKGROUND INFORMATION

EXISTING SITE CONDITIONS:
Parcel Size (acres): Approximately 3.5 Acres
Existing Land Use: Public Facility

~ Vegetation:

Nearby Watercourse: Noble Gulch

Distance To:

Along east property line

ENVIRONMENTAL RESOURCES AND CONSTRAINTS:

Water Supply Watershed: N/A
Groundwater Recharge: Portion
Timber or Mineral: N/A
Agricultural Resource: N/A
Biologically Sensitive Habitat: Mapped
Fire Hazard: N/A
Floodplain: N/A
Erosion: N/A
Landslide: N/A
Liquefaction: - Low
Potential

SERVICES:

Fire Protection: Central Fire

School District: Soquel
; Union -
Sewage Disposal: County
Sanitation
PLANNING POLICIES:
Zone District: Public Facilities
(PF) :

General Plan: Public Facilities
(P), Urban Open Space (0O-U)

Urban Services Line: Inside
Coastal Zone: [] Inside

Fault Zone:
Scenic Corridor:
Historic:
Archaeology:
Noise Constraint:

Electric Power Lines:

Solar Access:

Solar Orientation:

Hazardous Materials:

Other:

Drainage District:

Project Access:

Water Supply:

Special Designation: N/A

[] Outside
Outside

Mixed vegetation along east and south property boundary
Slope in area affected by project: <] 0 - 30% [ ] 31 — 100% [_] N/A

N/A

Portion

N/A

N/A

N/A

Soquel Drive
(overhead)
Full
exposure
South Facing
N/A

N/A

Flood
Control
District 5
Soquel Drive
& Rochelle
Soquel
Creek

App. No. 191031: Oakmont Senior Living
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- ENVIRONMENTAL SETTING AND SURROUNDING LAND USES:
Natural Environment

Santa Cruz County is uniquely situated along the northern end of Monterey Bay
approximately 55 miles south of the City of San Francisco along the Central Coast. The
Pacific Ocean and Monterey Bay to the west and south, the mountains inland, and the prime
agricultural lands along both the northern and southern coast of the county create
limitations on the style and amount of building that can take place. Simultaneously, these
natural features create an environment that attracts both visitors and new residents every
year. The natural landscape provides the basic features that set Santa Cruz apart from the
surrounding counties and require specific accommodations to ensure building is done in a
safe, responsible and environmentally respectful manner.

The California Coastal Zone affects nearly one third of the land in the urbanized area of the
unincorporated County with special restrictions, regulations, and processing procedures
required for development within that area. Steep hillsides require extensive review and
engineering to ensure that slopes remain stable, buildings are safe, and water quality is not
impacted by increased erosion. The farmland in Santa Cruz County is among the best in the
world, and the agriculture industry is a primary economic generator for the County.
Preserving this industry in the face of population growth requires that soils best suited to
commercial agriculture remain active in crop production rather than converting to other
land uses.

PROJECT BACKGROUND:

The subject property is approximately 3.5 acres in size and fronts on Soquel Drive. The parcel
is developed with an existing church (Inner Light Ministries) located at the northwest
portion of the property and a daycare facility located behind the church to the south. Much
or the rear portion of the property remains undeveloped and is used primarily for vehicle
_ storage. Noble Gulch stream parallels the east property boundary of the project site which is
bisected by a secondary means of access (Rochelle Lane). Rochelle Lane is a privately
maintained right of way which is gated at the property line. A 48-inch concrete culvert runs
under Rochelle Lane and provides a downstream path for Noble Gulch.

DETAILED PROJECT DESCRIPTION:

This is a proposal to demolish an existing church and associated buildings, including daycare
facility and construct a three-story 85,000 square foot assisted living facility with detached
nine car garage with attached restroom and recreation area which include Alzheimer
memory garden, pet park, community garden bocce ball court. Associated site improvements
include accessibility improvements, site lighting, pervious parking lot containing 76 spaces,
and onsite underground utilities. The project proposes to grade approximately 4,000 cubic
yards of material over the project site. Eight existing trees will be removed to accommodate

Page | 10 App. No. 191031: Oakmont Senior Living



the proposed development and several mature oak and redwood trees will be retained and
incorporated into a comprehensive landscape plan.

The project will provide a full range of assisted living services. The facility will be licensed
by the State of California Department of Social Services as a Residential Care Facility for the
elderly, classified as “Assisted Living”. The facility will provide 24-hour onsite management
and services seven days a week. Services provided would include transportation via a small
bus or driver along with town car, housekeeping services, groundskeeping, and a variety of
activities and meals. The facility will accommodate sixteen employees during the day and six
at night.

A lot line adjustment between the adjoining property to the east (APN 037-191-15) will
include a transfer of approximately 20,000 square feet to APN 037-191-14. The proposed
boundary adjustment would result in two parcels of approximately .3 acres and 3.7 acres
respectively. The area to be transferred is located west of an intermittent drainage located to
the east of the project site.

The intermittent drainage along the eastern portion of the project site is regulated under the
Clean Water Act Section 404 by U. S. Army Corps of Engineers (USACE), and Section 401 by
the Regional Water Quality Control Board (RWQCB). The associated channel banks and

- riparian habitat are subject to regulation under the Porter-Cologne Water Quality Act as
“Waters of the State”, and under California Fish and Game Code Section 1602.

Any proposed development activity within areas identified as Riparian Corridor (as defined
by Santa Cruz County Code Section 16.30.030) would require a Riparian Exception from
County Environmental Planning. Riparian corridors are granted protections under the
County’s Riparian Corridor and Wetlands Protection ordinances. Development activities are
prohibited within lands extending 30 feet from an intermittent stream, or within a riparian
woodland, unless a riparian exception is granted. Work within the riparian corridor will
include tree removal, repair of the culvert outfall running under Rochelle Lane (potentially
replacement of existing 48-inch diameter culvert), and removal of all manmade debris in the
drainage way.

The project proponent is responsible for obtaining all necessary approvals and permits from
the USACE, RWQCB, and CDFW and for complying with all measures and conditions
- included in those permit approvals.

App. No. 191031: Oakmont Senior Living Page | 11



Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

lll. ENVIRONMENTAL REVIEW CHECKLIST

A. AESTHETICS AND VISUAL RESOURCES
Except as provided in Public Resources Code section 21099, would the project:

1. Have a substantial adverse effect on a D D D X
scenic vista?

Discussion: The project is located in an area developed at an urban density. The project
area is surrounded by a mix of one and two-story development and would not directly
impact any public scenic vistas in the area.

No scenic vistas are in the vicinity of the project area and the sited is not within a
designated scenic corridor. The project will not be visible from any public viewpoint and
will have no impact on scenic vistas in this Jocation

2. Substantially damage scenic resources, D D 4 D
including, but not limited to, trees, rock
outcroppings, and historic buildings
within a state scenic highway?

Discussion: The project is located within % mile of Highway One, a designated scenic
road in the County of Santa Cruz General Plan. However, the project will not be visible
from public viewpoints within the Highway One corridor, and impacts will be less than
significant.

3. Substantially degrade the existing visual D D D |Z
character or quality of public views of the
site and its surroundings? (Public views
are those that are experienced from
publicly accessible vantage point). If the
project is in an urbanized area, would the
project conflict with applicable zoning
and other regulations governing scenic
quality?

Discussion: The project is designed to be consistent with County Code sections that
regulate height, bulk, density, setback, landscaping, and design of new structures in the
County, including County Code Chapter 13.11, Site, Architectural and Landscape Design
Review, including all applicable design guidelines. No impact is anticipated.

4. Create a new source of substantial light
or glare which would adversely affect day D D |ZI D
or nighttime views in the area?
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Less than

Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact- No Impact

Discussion: The project would contribute an incremental amount of night lighting to the
visual environment. However, the following project conditions will reduce this potential
impact to a less than significant level: All outdoor areas, parking and circulation areas shall
be lighted with low-rise lighting fixtures that do not exceed 15 feet in height. The
construction plans shall indicate the location, intensity and variety of all exterior lighting
fixtures. SCCC 13.11.074(D) requires the following criteria to be implemented to ensure the
project would not result in significant impacts associated with lighting:

1. All lighting shall meet energy code requirements of the California
Building Code.

2. All lighting shall be directed downward onto the site and shielded
such that there is not overspill onto adjacent properties.

3. In the event that site lighting results in off-site glare as determined by
the Planning Director, the following measures shall be implemented
to the extent necessary to reduce glare:

a. Reduction in the total effective light emitted (change in
wattage or bulb intensity, ‘

b. change in the type or method of lighting (change in bulb or
illumination type),

c. Removal of lighting creating the off-site glare

d. Installation of additional shielding.

B. AGRICULTURE AND FORESTRY RESOURCES

In determining whether impacts to agricultural resources are significant environmental
effects, lead agencies may refer to the California Agricultural Land Evaluation and Site
Assessment Model (1997) prepared by the California Department of Conservation as an
optional model to use in assessing impacts on agriculture and farmland. In determining
whether impacts to forest resources, including timberland, are significant environmental
effects, lead agencies may refer to information compiled by the California Department of
Forestry and Fire Protection regarding the state’s inventory of forest land, including the
Forest and Range Assessment Project and the Forest Legacy Assessment Project; and
forest carbon measurement methodology provided in Forest Protocols adopted by the
California Air Resources Board. Would the project:

1. Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide D D D IE
Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources Agency, to non-
agricultural use?

Discussion: The project site does not contain any lands designated as Prime Farmland,
Unique Farmland, or Farmland of Statewide Importance as shown on the maps prepared
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Less than

: Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

pursuant to the Farmland Mapping and Monitoring Program of the California Resources
Agency. In addition, the project does not contain Farmland of Local Importance. Therefore,
no. Prime Farmland, Unique Farmland, Farmland of Statewide or Farmland of Local
Importance would be converted to a non-agricultural use. No impact would occur from
project implementation.

2. Conflict with existing zoning for ] ] ] X
agricultural use, or a Williamson Act
contract?

Discussion: The project site is zoned Public Facilities (PF), which is not considered to be
an agricultural zone. Additionally, the project site’s land is not under a Williamson Act
contract. Therefore, the project does not conflict with existing zoning for agricultural use,
or a Williamson Act contract. No impact is anticipated.

3.  Conflict with existing zoning for, or cause ] [:] ] &
rezoning of, forest land (as defined in
Public Resources Code section
12220(g)), timberland (as defined by
Public Resources Code section 4526), or
timberland zoned Timberland Production
(as defined by Government Code section
51104(g))?

Discussion: The project is not located near land designated as Timber Resource.
Therefore, the project would not affect the resource or access to harvest the resource in the
future. The timber resource may only be harvested in accordance with California
Department of Forestry timber harvest rules and regulations.

4.  Result in the loss of forest land or D - D D lz
conversion of forest land to non-forest
use?

Discussion: No forest land occurs on the project site or in the immediate vicinity. See
discussion under B-3 above. No impact is anticipated.

5.  Involve other changes in the existing D |‘_‘| |:| |E
environment which, due to their location
or nature, could result in conversion of
Farmland, to non-agricultural use or -
conversion of forest land to non-forest
use?

Discussion: The project site and surrounding area within a radius of 1/2 mile does not
contain any lands designated as Prime Farmland, Unique Farmland, Farmland of Statewide
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Less than

Significant
Potentially with Less than
Significant Mitigation Significant :
Impact Incorporated impact No Impact

Importance or Farmland of Local Importance as shown on the maps prepared pursuant to
the Farmland Mapping and Monitoring Program of the California Resources Agency.
Therefore, no Prime Farmland, Unique Farmland, Farmland of Statewide, or Farmland of
Local Importance would be converted to a non-agricultural use. In addition, the project site
contains no forest land, and no forest land occurs within 1/2 mile of the project site.
Therefore, no impacts are anticipated.

C. AIR QUALITY
The significance criteria established by the Monterey Bay Air Resources District (MBARD)’
has been relied upon to make the following determinations. Would the project:

1. Conflict with or obstruct implementation of D D Xl D
the applicable air quality plan? ‘

Discussion: The project would not conflict with or obstruct any long-range air quality
plans of the MBARD. Because general construction activity related emissions (i.e.,
temporary sources) are accounted for in the emission inventories included in the air quality
plans, impacts to air quality plan objectives are less than significant.

General estimated basin-wide construction-related emissions are included in the MBARD
emission inventory (which, in part, form the basis for the air quality plans cited below) and
are not expected to prevent long-term attainment or maintenance of the ozone and
particulate matter standards within the North Central Coast Air Basin (NCCAB). Therefore,
temporary construction impacts related to air quality plans for these pollutants from the
project would be less than significant, and no mitigation would be required, since they are
presently estimated and accounted for in the District’s emission inventory, as described
below. No stationary sources would be constructed that would be long-term permanent
sources of emissions.

The project would result in new long-term operational emissions from vehicle trips (mobile
emissions), the use of natural gas (energy source emissions), and consumer products,
architectural coatings, and landscape maintenance equipment (area source emissions).
Mobile source emissions constitute most operational emissions from this type of land use
development project. However, emissions associated with buildout of this type of project is
not expected to exceed any applicable MBARD thresholds. No stationary sources would be
constructed that would be long-term permanent sources of emissions. Therefore, impacts to
régional air quality as a result of long-term operation of the project would be less than
significant. ‘

Santa Cruz County is located within the NCCAB. The NCCAB does not meet state
standards for ozone (reactive organic gases [ROGs] and nitrogen oxides [NOx]) and fine

! Formerly known as the Monterey Bay Unified Air Pollution Control District (MBUAPCD).
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Significant :
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

particulate matter (PMiw). Therefore, the regional pollutants of concern that would be
emitted by the project are ozone precursors and PMuo.

The primary sources of ROG within the air basin are on- and off-road motor vehicles,
petroleum production and marketing, solvent evaporation, and prescribed burning. The
primary sources of NOx are on- and off-road motor vehicles, stationary source fuel
combustion, and industrial processes. In 2010, daily emissions of ROGs were estimated at
63 tons per day. Of this, area-wide sources represented 49%, mobile sources represented
36%, and stationary sources represented 15%. Daily emissions of NOx were estimated at 54
tons per day with 69% from mobile sources, 22% from stationary sources, and 9% from
area-wide sources. In addition, the region is “NOx sensitive,” meaning that ozone

formation due to local emissions is more limited by the availability of NOx as opposed to the
availability of ROGs (MBUAPCD, 2013b).

PMuo is the other major pollutant of concern for the NCCAB. In the NCCAB, highest
particulate levels and most frequent violations occur in the coastal corridor. In this area,
fugitive dust from various geological and man-made sources combines to exceed the
standard. The majority of NCCAB exceedances occur at coastal sites, where sea salt is often
the main factor causing exceedance. In 2005 daily emissions of PMio were estimated at 102
tons per day. Of this, entrained road dust represented 35% of all PM1o emission, windblown
dust 20%, agricultural tilling operations 15%, waste burning 17%, construction 4%, and
mobile sources, industrial processes, and other sources made up 9% (MBUAPCD, 2008).

Given the modest amount of new traffic that would be generated by the project there is no
indication that new emissions of ROGs or NOx would exceed MBARD thresholds for these
pollutants; and therefore, there would not be a significant contribution to an existing air
quality violation.

Project construction may result in a short term, localized decrease in air quality due to
generation of PMiw. However, standard dust control best management practices (BMPs),
such as periodic watering, would be implemented during construction to avoid significant
air quality impacts from the generation of PMo.

Emissions from construction activities represent temporary impacts that are typically short
in duration, depending on the size, phasing, and type of project. Air quality impacts can
nevertheless be acute during construction periods, resulting in significant localized impacts
to air quality. Table 1 summarizes the threshold of significance for construction activities.
Table 1: Construcnon Act;vsty wrth Potentsaﬂy ngmﬁcant impacts from Poﬂutant PMio

Actmty . ' v . , » ‘ Putent:ai Threshotd* ' .
Constructlon site with mlnlmal earthmovmg 8.1 acres per day

*Based on Midwest Research Institute, Improvement of Specific Emission Factors (1995). Assumes 21.75 working weekdays per month and
daily watering of site.
Note: Construction projects below the screening leve! thresholds shown above are assumed to be below the 82 Ib/day threshold of
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Significant Mitigation Significant
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significance, while projects with activity levels higher than those above may have a significant impact on air quality. Additional
mitigation and analysis of the project impact may be necessary for those construction activities.

Source: Monterey Bay Unified Air Pollution Control District, 2008.

Impacts

Construction

As required by the MBARD, construction activities (e.g., excavation, grading, on-site
vehicles) which directly generate 82 pounds per day or more of PMiw would have a
significant impact on local air quality when they are located nearby and upwind of sensitive
receptors such as the community of Soquel (Table 1). Construction projects below the
screening level thresholds shown in Table 1 are assumed to be below the 82 1lb/day
threshold of significance, while projects with activity levels higher than those thresholds
may have a significant impact on air quality. The proposed project would require minimal
grading. Although the project would produce PMuio, it would be far below the 82 pounds
per day threshold. This would result in less than significant impacts on air quality from the
generation of PMio.

Construction projects using typical construction equipment such as dump trucks, scrapers,
bulldozers, compactors, and front-end loaders that temporarily emit precursors of ozone
(i.e., volatile organic compounds [VOC] or oxides of nitrogen [NOx]), are accommodated in
the emission inventories of state- and federally-required air plans and would not have a
significant impact on the attainment and maintenance of ozone ambient air quality standard
(AAQS) (MBUAPCD 2008).

Although not a mitigation measure per se (i.e., required by law), California ultralow sulfur
diesel fuel with a maximum sulfur content of 15 ppm by weight will be used in all diesel-
powered equipment, which minimizes sulfur dioxide and particulate matter.

Operation

The following BMPs will be implemented during all site excavation and grading.

¢ No mitigation is required. However, MBARD recommends the use of the following
BMPs for the control of short-term construction generated emissions: Water all active
construction areas at least twice daily as necessary and indicated by soil and air
conditions.
e Prohibit all grading during periods of high wind (over 15 mph).
e Apply chemical soil stabilizers on inactive construction areas (disturbed lands
within construction projects that are unused for at least four consecutive days)
e Apply non-toxic binders (e.g., latex acrylic copolymer) to exposed areas after cut
-and fill operations and hydroseed areas.

e Haul trucks shall maintain at least 2’ 0” freeboard.
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e Cover all trucks hauling soil, sand, and other loose materials.

e Plant tree windbreaks on the windward perimeter of construction projects if
adjacent to open land.

o Plant vegetative ground cover in disturbed areas as quickly as possible.

e Cover inactive storage piles.

o Install wheel washers at the entrance to construction sites for all existing trucks.
e Pave all roads on construction sites.

e Sweep streets, if visible soil material is carried out from the construction site.

e Post a publicly visible sigh which specifies the telephone number and. person to
contact regarding dust complaints. This person shall respond to complaints and
corrective action within 48 hours. The phone number of the Monterey Bay Air
Resources District shall be visible to ensure compliance with Rule 402

~ (Nuisance),

e Limit the area under construction at any one time.

Implementation of the above recommended BMPs for the control of construction-related
emissions would further reduce construction-related particulate emissions. These measures
are not required by MBARD or as mitigation measures, as the impact would be less than
significant without mitigation. These types of measures are commonly included as
conditions of approval associated with development permits approved by the County.

2.  Result in a cumulatively considerable net ] D X ]
increase of any criteria pollutant for which
the project region is non-attainment under
an applicable federal or state ambient air
quality standard?

Discussion: The primary pollutants of concern for the NCCAB are ozone and PMuo, as
those are the pollutants for which the district is in nonattainment. Project construction
would have a limited and temporary potential to contribute to existing violations of
California air quality standards for ozone and PM1o primarily through diesel engine exhaust
and fugitive dust. The criteria for assessing cumulative impacts on localized air quality are
the same as those for assessing individual project impacts. Projects that do not exceed
MBARD’s construction or operational thresholds and are consistent with the AQMP would
not have cumulatively considerable impacts on regional air quality (MBARD, 2008).
Because the project would not exceed MBARD’s thresholds and is consistent with the
AQMP, there would not be cumulative impacts on regional air quality.

3.  Expose sensitive receptors to substantial ‘ l:l D lz l:l
pollutant concentrations?
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Discussion: The project is situated in an area developed at an urban density and adjacent
to a main thoroughfare (Soquel Drive). Properties to the south, west, and east contain
residential development with commercial establishments located across Soquel Drive to the
north of the project site. Sensitive receptors in the vicinity include residents and patrons of
nearby commercial establishments and located approximately 10 feet from the property
boundaries of the proposed development.

Diesel exhaust contains substances (diesel particulate matter [DPM], toxic air contaminants
[TACs], mobile source air toxics [MSATs]) that are suspected carcinogens, along with
pulmonary irritants and hazardous compounds, which may affect sensitive receptors such as
young children, senior citizens, or those susceptible to respiratory disease. Where
construction activity occurs in proximity to long-term sensitive receptors, a potential could
exist for unhealthful exposure of those receptors to diesel exhaust, including residential
receptors. |

Impacts

The project is located in the community of Soquel and sensitive receptors would be as close
as 10 feet from the project area. Since construction is anticipated to occur over a 24 week
period, the sensitive receptors would be affected for a maximum of 24 weeks, which is less
than the 70-year maximum exposed individual criteria used for assessing public health risk
due to emissions of certain air pollutants (MBUAPCD 2008).

Due to the intermittent and short-term temporary nature of construction activities (i.e., 24
weeks), emissions of DPM, TACs, or MSATs would not be sufficient to pose a significant
risk to sensitive receptors from construction equipment operations during the course of the
project.

The project would not be expected to expose sensitive receptors to substantial pollutant
concentrations. Impacts would be less than significant.

4.  Result in other emissions (such as those D D ‘Z| D
leading to odors) adversely affecting a
substantial number of people?

Discussion: Land uses typically producing objectionable odors include agricultural uses,
wastewater treatment plants, food processing plants, chemical plants, composting,
refineries, landfills, dairies, and fiberglass molding. The proposed project does not include
any uses that would be associated with objectionable odors. Odor emissions from the
proposed project would be limited to odors associated with vehicle and engine exhaust and
idling from cars entering, parking, and exiting the facility. The project does not include any
known sources of objectionable odors associated with the long-term operations phase.
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During construction activities, only short-term, temporary odors from vehicle exhaust and
construction equipment engines would occur. California ultralow sulfur diesel fuel with a
maximum sulfur content of 15 ppm by weight would be used in all diesel-powered
equipment, which minimizes emissions of sulfurous gases (sulfur dioxide, hydrogen sulfide,
carbon disulfide, and carbonyl sulfide). As the project site is in a coastal area that contains
coastal breezes off of the Monterey Bay, construction-related odors would disperse and
dissipate and would not cause substantial odors at the closest sensitive receptors (located
approximately 10 feet to the east of the project site). Construction-related odors would be
short-term and would cease upon completion. Therefore, no objectionable odors are
anticipated from construction activities associated with the project.

The project would not create objectionable odors affecting a substantial number of people;
therefore, the project is not expected to result in significant impacts related to objectionable
odors during construction or operation.

D. BIOLOGICAL RESOURCES
Would the project:

1.  Have a substantial adverse effect, either N
directly or through habitat modifications, L] L] ’ L] X
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 Wildlife, or U.S. Fish and Wildlife
Service?

e Discussion: A query was conducted of the California Natural Diversity
Database (CNDDB), maintained by the California Department of Fish and
Wildlife. The site is mapped for Obscure bumble bee Bombus caliginosus and the
Western Bumble bee Bombus occidentalis which occur.in open, grassy coastal
prairies and Coast Range meadows. Nesting occurs underground as well as above
ground in abandoned bird nests. There is no potential to occur on the project site
in that the site does not support open, grassy coastal prairies or Coast Range
meadows or suitable habitat for these species. Species was not observed during
field surveys and is not expected to occur due to the lack of suitable habitat. Last
know sightings were in 1935 and the 1950. No impact is anticipated.

2.  Have a substantial adverse effect on any D > D D
riparian habitat or sensitive natural
community identified in local or regional
plans, policies, regulations (e.g., wetland,
native grassland, special forests, intertidal
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zone, efc.) or by the California
Department of Fish and Wildlife or U.S.
Fish and Wildlife Service?

Discussion: An intermittent drainage along the eastern portion of the project site is
regulated under the Clean Water Act Section 404 by U. S. Army Corps of Engineers
(USACE), and Section 401 by the Regional Water Quality Control Board (RWQCB). The
associated channel banks and riparian habitat are subject to regulation under the Porter-
Cologne Water Quality Act as “Waters of the State”, and under California Fish and Game
Code Section 1602.

Any proposed development activity within areas identified as Riparian Corridor (as defined
by Santa Cruz County Code Section 16.30.030) would require a Riparian Exception from
County Environmental Planning. Riparian corridors are granted protections under the
County’s Riparian Corridor and Wetlands Protection ordinances. Development activities
are prohibited within lands extending 30 feet from an intermittent stream, or within a
riparian woodland, unless a riparian exception is granted. Work within the riparian
corridor will include tree removal, repair of the culvert outfall running under Rochelle
Lane (potentially replacement of existing 48-inch diameter culvert), and removal of all
manmade debris in the drainage way.

The project applicant is responsible for obtaining all necessary approvals and permits from
the USACE, RWQCB, and CDFW and for complying with all measures and conditions
included in those permit approvals.

Riparian Woodland

Riparian woodland occurs along the banks of the Noble Gulch, an intermittent stream,
located on the east side of the project area. The woodland is dominated by oak woodland
along the higher edge of the banks. The shrub layer is dominated by grass and willow
woodland. Riparian woodland is considered a sensitive natural community by the California
Department of Fish and Wildlife (CDFW) and is regulated under the California Fish and
Game Code section 1600 regarding lake and streambed alteration agreements. The riparian
woodland in the project area falls within the CDFW stream zone, which extends laterally to
the outer edge of riparian vegetation. ‘

Impacts

The project would not permanently impact riparian woodland. Construction disturbance
would temporarily impact approximately 7,500 square feet of riparian woodland. The
project would involve in-water work for replacement/repair of an existing 48-inch diameter
culvert running under Rochelle Lane.

It is estimated that four native trees (Coast Live Oaks) and several nonnative trees (Holly,
African Yellow Pine, Brazilian Pepper Tree, Mulberry, and plum), would be removed by

App. No. 191031: Oakmont Senior Living : Page | 21



Less than
Significant

Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

the project as identified in a Tree Assessment prepared by Nigel Belton, Arborist, dated
September 26, 2018 (Attachment 2). Temporarily impacted areas would be revegetated
with native species.

In order to conduct work within a County-defined riparian corridor, the project must be
granted a riparian exception by the County. Conditions of approval listed in the riparian
exception must be adhered to. Prior to the approval of any riparian exception, a specific set
of findings must be met. Preliminary analysis has determined that the project meets these
findings, and the conditions of approval for the riparian exception shall incorporate the
following mitigation measures.

The development area is adjacent to a riparian corridor, which could be adversely affected
by a new or additional source of light that is not adequately deflected or minimized. As
stated above, work within the riparian corridor will include removal of several trees, repair
and or replacement of the 48-inch diameter culvert running under Rochelle Lane, and
removal of all manmade debris in the drainage way. The following conditions will be added
to the project, such that any potential impact will be reduced to a less than significant level:

Mitigation Measures

BIO-1: Riparian woodland cannot be avoided during construction. The removal of riparian
woodland and native trees will be minimized with the following environmental
commitments:

e Prior to construction, the Project Applicant and the Project Biologist will
identify the limits of construction so as to maximize native tree and shrub
retention. Temporary fencing will be placed along the limits of construction to
avoid unnecessary disturbance to riparian woodland.

e Where possible, native vegetation that cannot be avoided will be cut at ground
level rather than removed by the roots.

e The property owner, applicant or other responsible party shall contact
Environmental Planning at (831) 454-3163 four working days prior to site
disturbance in order to arrange a pre-construction meeting. The meeting shall be
attended by the: project geotechnical engineer and arborist.

e All work shall be performed according to the approved arborist report. A copy of
the riparian exception and associated conditions along with the arborist report shall
be provided to the contractor prior to commencement of any construction.

e If tree removal is proposed within the timeframes listed below the following
reports will need to be provided to the Resource Planner (Robert Loveland 831
454-3163) one week prior to commencement of work:

e A bird survey, completed by a qualified wildlife biologist, shall be provided for
review and approval if the trees are scheduled to be removed between February
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15™ and August 31%. The report shall not be more than one week old at time of
submittal.

e A bat survey, completed by a qualified wildlife biologist, shall be provided for
review and approval if the trees are scheduled to be removed between April 1% and
October 1%, The report shall not be more than one week old at time of submittal.

e All manmade debris shall be completely removed from the riparian corridor.
Placement of cut and/or chipped vegetation shall not be dispersed within the
riparian area.

e No vehicular parking or construction staging allowed within the riparian corridor
or setbacks. An exception to this condition would be work completed to repair
culvert and/or culvert outlet and debris removal. The majority of work shall be
completed from Rochelle Lane.

e All lighting shall be directed downward onto the site and shielded such that
there is not overspill into the riparian area.

e Contact County Resource Planner (Robert Loveland 454-3163) upon project
completion for final inspection and permit clearance. ‘

The mitigation measures would reduce significant impacts to a less than significant level.

3.  Have a substantial adverse effect on state
or federally protected wetlands (including, L] L] L] >
but not limited to marsh, vernal pool,
coastal, etc.) through direct removal,
filling, hydrological interruption, or other
means?

Discussion: There are no mapped or designated federally protected wetlands on or
adjacent to the project site. Therefore, no impacts would occur from project
implementation.

4. Interfere substantially with the movement D D D IZ
of any native resident or migratory fish or
wildlife species or migratory wildlife
corridors, or impede the use of native
wildlife nursery sites?

‘Discussion: The project does not involve any activities that would interfere with the
movements or migrations of fish or wildlife or impede use of a known wildlife nursery site.

5. Conflict with any local policies or ] X [] H|
ordinances protecting biological resources
(such as the Sensitive Habitat Ordinance,
Riparian and Wetland Protection
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Ordinance, and the Significant Tree
Protection Ordinance)?

Discussion: The project is located within a County-defined riparian corridor. See
discussions and mitigation measures specified under D-1 and D-2 above. The project must

be granted a Riparian Exception in order to be consistent with the County of Santa Cruz

Riparian Corridor and Wetlands Protection Ordinance. In order for a project to qualify for

a Riparian Exception (SCCC Section 16.30.060), a specific set of findings must be made.

Preliminary analysis has determined that the project complies with these findings.

The project is therefore consistent with the County of Santa Cruz Riparian Corridor and
Wetlands Protection Ordinance, and impacts from project implementation would be less
than significant with mitigation incorporated.

6.  Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural L] L] L] >
Community Conservation Plan, or other
approved local, regional, or state habitat
conservation plan?

Discussion: The project would not conflict with the provisions of any adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or other approved local,
regional, or state habitat conservation plan. Therefore, no impact would occur.

E. CULTURAL RESOURCES
Would the project:

1. Cause a substantial adverse change in I___I |:| ] 4
the significance of a historical resource
pursuant to CEQA Guidelines Section
15064.57?

- Discussion: The existing structures on the property are not designated as a historic
resource on any federal, state or local inventory. As a result, no impacts to historical
resources would occur from project implementation.

2. Cause a substantial adverse change in f D [:] ] |Z|
the significance of an archaeological ‘
resource pursuant to CEQA Guidelines
Section 15064.57? ‘

Discussion: No archaeological resources have been identified in the project area.
Pursuant to SCCC section 16.40.040, if at any time in the preparation for or process of
excavating or otherwise disturbing the ground, or any artifact or other evidence of a Native
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American cultural site which reasonably appears to exceed 100 years of age are discovered,
the responsible persons shall immediately cease and desist from all further site excavation
and comply with the notification procedures given in SCCC Chapter 16.40.040.

3.  Disturb any human remains, including
those interred outside of dedicated D D IE D
cemeteries?

Discussion: Impacts are expected to be less than significant. However, pursuant to
section 16.40.040 of the SCCC, and California Health and Safety Code sections 7050.5-7054,
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 archaeological report shall be prepared, and representatives of local Native American
Indian groups shall be contacted. If it is determined that the remains are Native American,
the Native American Heritage Commission will be notified as required by law. The
Commission will designate a Most Likely Descendant who will be authorized to provide
recommendations for management of the Native American human remains. Pursuant to
Public Resources Code section 5097, the descendants shall complete their inspection and
make recommendations or preferences for treatment within 48 hours of being granted
access to the site. Disturbance shall not resume until the significance of the resource is
determined and appropriate mitigations to preserve the resource on the site are established.

F. ENERGY
Would the project:

1. Result in potentially significant L__| D IZI D
environmental impact due to wasteful,

inefficient, or unnecessary consumption of -
energy resources, during project
construction or operation?

Discussion: The project, like all development, would be responsible for an incremental
increase in the consumption of energy resources during site grading and construction due to
the use of construction equipment onsite during the construction phase. All project
construction equipment would be required to comply with the California Air Resources
Board (CARB) emissions requirements for construction equipment, which includes
measures to reduce fuel-consumption, such as imposing limits on idling and requiring older
engines and equipment to be retired, replaced, or repowered. In addition, the project would
comply with General Plan policy 8.2.2, which requires all new development to be sited and
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designed to minimize site disturbance and grading. As a result, impacts associated with the
small temporary increase in consumption of fuel during construction are expected to be less
than significant.

In addition, the County has strategies to help reduce energy consumption and greenhouse
gas (GHG) emissions. These strategies included in the County of Santa Cruz Climate Action
Strategy (County of Santa Cruz, 2013) are outlined below.

Strategies for the Reduction of Energy Use and GHG Emissions

Develop a Community Choice Aggregation (CCA) Program, if feasible.?
e Increase energy efficiency in new and existing buildings and facilities.

Enhance and expand the Green Business Program.

Increase local renewable energy generation.

Public education about climate change and impacts of individual actions.

Continue to improve the Green Building Program by exceeding the minimum
standards of the state green building code (Cal Green).

e Form partnerships and cooperative agreements among local governments,
educational institutions, nongovernmental organizations, and private businesses as a
cost-effective way to facilitate mitigation and adaptation.

* Reduce energy use for water supply through water conservation strategies.

Strategies for the Reduction of Energy Consumption and GHG Emissions from
Transportation

e Reduce vehicle miles traveled (VMT) through County and regional long-range
planning efforts. ‘
Increase bicycle ridership and walking through incentive programs and investment
in bicycle and pedestrian infrastructure and safety programs.

e Provide infrastructure to support zero and low emissions vehicles (plug in, hybrid
plug-in vehicles).

e Increase employee use of alternative commute modes: bus transit, walking,
bicycling, carpooling, etc.

Increase the number of electric and alternative fuels vehicles in the County fleet.

Therefore, the project will not result in wasteful, inefficient, or unnecessary consumption of
energy resources. Impacts are expected to be less than significant.

2 Monterey Bay Community Power (MBCP) was formed in 2017 to provide carbon-free electricity. All Pacific Gas
& Electric Company (PG&E) customers in unincorporated Santa Cruz County were automatically enrolled in the
MBCP in 2018.
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2. Conflict with or obstruct a state or local ] [ ] X
plan for renewable energy or energy ‘
efficiency?

Discussion: AMBAG’s 2040 Metropolitan Transportation Plan/Sustainable Communities
Strategy (MTP/SCS) recommends policies that achieve statewide goals established by CARB,
the California Transportation Plan 2040, and other transportation-related policies and state
senate bills. The SCS element of the MTP targets transportation-related greenhouse gas
(GHG) emissions in particular, which can also serve to address energy use by coordinating
land use and transportation planning decisions to create a more energy efficient
transportation system.

The Santa Cruz County Regional Transportation Commission (SCCRTC) prepares a County-
specific regional transportation plan (RTP) in conformance with the latest AMBAG
MTP/SCS. The 2040 RTP establishes targets to implement statewide policies at the local
level, such as reducing vehicle miles traveled and improving speed consistency to reduce
fuel consumption.

In 2013, Santa Cruz County adopted a Climate Action Strategy (CAS) focused on reducing

the emission of greenhouse gases, which is dependent on increasing energy efficiency and

the use of renewable energy. The strategy intends to reduce energy consumption and

greenhouse gas emissions by implementing a number of measures such as reducing vehicle

miles traveled through County and regional long-range planning efforts, increasing energy

efficiency in new and existing buildings and facilities, increasing local renewable energy

generation, improving the Green Building Program by exceeding minimum state standards,

reducing energy use for water supply through water conservation strategies, and providing

infrastructure to support zero and low emission vehicles that reduce gasoline and diesel
consumption, such as plug in electric and hybrid plug in vehicles.

In addition, the Santa Cruz County General Plan has historically placed a priority on “smart
growth” by focusing growth in the urban areas through the creation and maintenance of an
urban services line. Objective 2.1 (Urban/Rural Distinction) directs most residential
development to the urban areas, limits growth, supports compact development, and helps
reduce sprawl. The Circulation Element of the General Plan further establishes a more
efficient transportation system through goals that promote the wise use of energy resources,
reducing vehicle miles traveled, and transit and active transportation options.

Energy efficiency is a major priority throughout the County’s General Plan. Measure C was
adopted by the voters of Santa Cruz County in 1990 and explicitly established energy
conservation as one of the County’s objectives. The initiative was implemented by Objective
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5.17 (Energy Conservation) and includes policies that support energy efficiency,
conservation, and encourage the development of renewable energy resources. Goal 6 of the
Housing Element also promotes energy efficient building code standards for residential
structures constructed in the County.

The project will be consistent with the AMBAG 2040 MTP/SCS and the SCCRTC 2040 RTP.
The project would also be required to comply with the Santa Cruz County General Plan and
any implemented policies and programs established through the CAS. In addition, the
project design would be required to comply with CALGreen, the state of California’s green
building code, to meet all mandatory energy efficiency standards. Therefore, the project
would not conflict with or obstruct any state or local plan for renewable energy or energy
efficiency.

G. GEOLOGY AND SOILS
Would the project:

1. Directly or indirectly cause potential
substantial adverse effects, including the
risk of loss, injury, or death involving:

A.  Rupture of a known earthquake fault, ] |_‘_‘| 4 D
as delineated on the most recent
Alquist-Priolo Earthquake Fault
Zoning Map issued by the State
Geologist for the area or based on
other substantial evidence of a
known fault? Refer to Division of
Mines and Geology Special
Publication 42.

B.  Strong seismic ground shaking?

C. Seismic-related ground failure, D D ‘E
including liquefaction?

D. Landslides? O ] X ]

Discussion (A through D): All of Santa Cruz County is subject to some hazard from
earthquakes, and there are several faults within the County. While the San Andreas fault is
larger and considered more active, each fault is capable of generating moderate to severe
ground shaking from a major earthquake. Consequently, large earthquakes can be expected
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in the future. The October 17, 1989 Loma Prieta earthquake (magnitude 7.1) was the
second largest earthquake in central California history.

The project site is located outside of the limits of the State Alquist-Priolo Special Studies
Zone or any County-mapped fault zone (County of Santa Cruz GIS Mapping, California
Division of Mines and Geology, 2001). The project site is located approximately seven miles
southwest of the San Andreas fault zone, and approximately four miles southwest of the

-Zayante fault zone. A geotechnical investigation for the project was performed by CMAG
Engineering, Inc (Attachment 3). The report concluded that the site has a low to moderate
potential for expansion and that installation of adequate drainage features are necessary to
ensure that ponding does not occur during the rainy season or accumulate beneath structure
which are lower to surround exterior grades. See discussion under J-3.

Implementation of the additional requirements included in the review letter prepared by
Environmental Planning staff (Attachment 4) will serve to further reduce the potential risk
of seismic shaking. Therefore, impacts will be less than significant.

2. Result in substantial soil erosion or the D D IE D
loss of topsoil?

Discussion: Some potential for erosion exists during the construction phase of the
project, however, this potential is minimal because the project site is relatively flat in
topography and standard erosion controls are a required condition of the project. Prior to
approval of a grading or building permit, the project must have an approved stormwater
pollution control plan (SCCC Section 7.79.100), which would specify detailed erosion and
sedimentation control measures. The plan would include provisions for disturbed areas to
be planted with ground cover and to be maintained to minimize surface erosion. Impacts
from soil erosion or loss of topsoil would be considered less than significant.

3.  Be located on a geologic unit or soil that is "%
unstable, or that would become unstable D D X D
as a result of the project, and potentially
result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction, or
collapse? ‘

Discussion: The geotechnical reports cited above (see discussion under G-1) did not
identify a significant potential for damage caused by any of these hazards.

4.  Be located on expansive soil, as defined 4
in section 1803.5.3 of the California D D = D
Building Code (2016), creating substantial
direct or indirect risks to life or property?
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Discussion: According to the geotechnical report for the project there are indications of
expansive soils in the project area. The recommendations contained in the geotechnical
report, shall be implemented to adequately reduce this potential hazard to a less than
significant level.

5.  Have soils incapable of adequately D D D &
supporting the use of septic tanks, leach
fields, or alternative waste water disposal
systems where sewers are not available
for the disposal of waste water?

Discussion: No septic systems are proposed. The project would connect to the Santa Cruz
County Sanitation District, and the applicant would be required to pay standard sewer
connection and service fees that fund sanitation improvements within the district as a
Condition of Approval for the project.

6. Directly or indirectly destroy a unique D D D |Z|
paleontological resource or site of unique ‘
geologic feature?

- Discussion: No unique paleontological resources or sites or unique geologic features are
known to occur in the vicinity of the project. A query was conducted of the mapping of
identified geologic/paleontological resources maintained by the County of Santa Cruz
Planning Department, and there are no records of paleontological or geological resources in
the vicinity of the project parcel. No direct or indirect impacts are anticipated.

H. GREENHOUSE GAS EMISSIONS
Would the project:

1.  Generate greenhouse gas emissions, ‘
either directly or indirectly, that may have L D |Z D
a significant impact on the environment?

Discussion: The project, like all development, would be responsible for an incremental
increase in greenhouse gas (GHG) emissions by usage of fossil fuels during the site grading
and construction. In 2013, Santa Cruz County adopted a Climate Action Strategy (CAS)
intended to establish specific emission reduction goals and necessary actions to reduce
greenhouse gas levels to pre-1990 levels as required under Assembly Bill (AB) 32 legislation.
The strategy intends to reduce GHG emissions and energy consumption by implementing
measures such as reducing vehicle miles traveled through the County and regional long-
range planning efforts and increasing energy efficiency in new and existing buildings and
facilities. Implementing the CAS, the MBCP was formed in 2017 to provide carbon-free
electricity. All PG&E customers in unincorporated Santa Cruz County were automatically
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enrolled in the MBCP in 2018. All project construction equipment would be required to
comply with the CARB emissions requirements for construction equipment. Further, all
new buildings are required to meet the State’s CalGreen building code. As a result, impacts
associated with the temporary increase in GHG emissions are expected to be less than
significant. k

2.  Conflict with an applicable plan, policy or D D X D
regulation adopted for the purpose of
reducing the emissions of greenhouse
gases? ‘ ‘

Discussion: See the discussion under H-1 above. No significant impacts are anticipated.

I. HAZARDS AND HAZARDOUS MATERIALS
Would the project: '

1.  Create a significant hazard to the public or D ] X D
the environment through the routine ‘
transport, use, or disposal of hazardous
materials?

Discussion: The project would not create a significant hazard to the pubylic or the
environment. No routine transport or disposal of hazardous materials is proposed.
However, during construction, fuel would be used at the project site. In addition, fueling
may occur within the limits of the staging area. Best management practices would be used
to ensure that no impacts would occur. Impacts are expected to be less than significant

2. Create a significant hazard to the public or D D IXI O
the environment through reasonably »
foreseeable upset and accident.conditions
involving the release of hazardous
materials into the environment?

Discussion: See discussion under I-1 above. Project impacts would be considered less
than significant.

3.  Emit hazardous emissions or handle D D D |Z]
hazardous or acutely hazardous
materials, substances, or waste within
one-quarter mile of an existing or
proposed school?

Discussion: The Santa Cruz Montessori is located 6230 Soquel Drive, approximately 1/2
mile to the east of the project site. Although fueling of equipment is likely to occur within
the staging area, BMPs to contain spills would be implemented. No impacts are anticipated.
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4. Be located on a site which is included on |:| |‘_‘| D IX]

a list of hazardous materials sites
compiled pursuant to Government Code
section 656962.5 and, as a result, would it
create a significant hazard to the public or
the environment?

Discussion: The project site is not included on the December 3, 2018 list of hazardous
sites in Santa Cruz County compiled pursuant to Government Code section 65962.5.
Additionally, a Phase One Environmental Site Assessment prepared by First Carbon
Solutions dated June 19, 2018 (Attachment 12) found no evidence of recognized
environmental conditions (as defined by American Society of Testing Materials (ASTM)
standards) in connection with the subject property. No impacts are anticipated from project
implementation.

5.  For a project located within an airport land |:| D |‘_‘| |Z|
use plan or, where such a plan has not
been adopted, within two miles of a public
airport or public use airport, would the
project result in a safety hazard or
excessive noise for people residing or
working in the project area?

Discussion: The project is not located within two miles of a public airport or public use
airport. No impact is anticipated.

6. Impair implementation of or physically D D |:| |Z]
interfere with an adopted emergency
response plan or emergency evacuation
plan?

Discussion: The project would not conflict with implementation of the County of Santa
Cruz Local Hazard Mitigation Plan 2015-2020 (County of Santa Cruz, 2020). Therefore, no
impacts to an adopted emergency response plan or evacuation plan would occur from
project implementation.

7.  Expose people or structures, either D |‘_‘| |Z| D
directly or indirectly, to a significant risk of
loss, injury or death involving wildland
fires?
Discussion: See discussion under Wildfire Question T-2. The project would not expose
people or structures, either directly or indirectly, to a significant risk of loss, injury or death
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involving wildland fires. No impact would occur.

J. HYDROLOGY, WATER SUPPLY, AND WATER QUALITY
Would the project:

1. Violate any water quality standards or D D 4 D
waste discharge requirements or
otherwise substantially degrade surface or
ground water quality?

Discussion: The project would not discharge runoff either directly or indirectly into a
public or private water supply. No commercial or industrial activities are proposed that
would generate a substantial amount of contaminants. However, runoff from this project
may contain small amounts of chemicals and other contaminants, such as pathogens,
pesticides, trash, and nutrients. The parking and driveway associated with the project
would incrementally contribute urban pollutants to the environment; however, the
contribution would be small, given the size of the driveway and parking area. Potential
siltation from the project would be addressed through implementation of erosion control
BMPs. No water quality standards or waste discharge requirements would be violated and
surface or ground water quality would not otherwise be substantially degraded. Impacts
would be less than significant.

The project is located adjacent to Noble Gulch and has the potential to generate water
quality impacts during construction. An erosion control plan is required per section
+16.22.060 of the SCCC.

The following water quality protection and erosion and sediment control BMPs will be
implemented, based on standard County requirements, to minimize construction-related
contaminants and mobilization of sediment to the Noble Gulch stream.

The BMPs will be selected to achieve maximum sediment removal and represent the best
available technology that is economically achievable and are subject to review and approval
by the County. The County will perform routine inspections of the construction area to
verify the BMPs are properly implemented and maintained. The County will notify
contractors immediately if there is a noncompliance issue and will require compliance.

The BMPs will include, but are not limited to, the following.

e All earthwork or foundation activities involving rivers, ephemeral drainages, and
culverts, will occur in the dry season (generally between June 1 and October 15).

¢ Equipment used in and around drainages and wetlands will be in good working
order and free of dripping or leaking engine fluids. All vehicle maintenance will be
performed at least 300 feet from all drainages and wetlands. Any necessary
equipment washing will be carried out where the water cannot flow into drainages
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or wetlands.

e Develop a hazardous material spill prevention control and countermeasure plan
before construction begins that will minimize the potential for and the effects of
hazardous or toxic substances spills during construction. The plan will include
storage and containment procedures to prevent and respond to spills and will
identify the parties responsible for monitoring the spill response. During-
construction, any spills will be cleaned up immediately according to the spill
prevention and countermeasure plan. The County will review and approve the
contractors’ toxic materials spill prevention control and countermeasure plan before
allowing construction to begin. Prohibit the following types of materials from being
rinsed or washed into the streets, shoulder areas, or gutters: concrete; solvents and
adhesives; thinners; paints; fuels; sawdust; dirt; gasoline; asphalt and concrete saw
slurry; heavily chlorinated water.

e May be required. Measure baseline turbidity, pH, specific conductance, and
temperatures in the Noble Gulch when flow is present. As required by the Regional
Water Quality Control Board (RWQCB), avoid exceeding water quality standards
specified in the Basin Plan standards over the natural in-situ conditions. If
dewatering activities are required, water samples would be taken periodically during
construction.

e Any surplus concrete rubble, asphalt, or other rubble from construction will be
taken to a local landfill.

e An erosion and sediment control plan will be prepared and implemented for the
project. It will include the following provisions and protocols. The Storm Water
Pollution Prevention Plan (SWPPP) for the project will detail the applications and
type of measures and the allowable exposure of unprotected soils.

o Discharge from dewatering operations, if needed, and runoff from disturbed
areas will be made to conform to the water quality requirements of the waste
discharge permit issued by the RWQCB.

o Temporary erosion control measures, such as sandbagged silt fences, will be
applied throughout construction of the project and will be removed after the
working area is stabilized or as directed by the engineer. Soil exposure will be
minimized through use of temporary BMPs, groundcover, and stabilization
measures. Exposed dust-producing surfaces will be sprinkled daily, if necessary,
until wet; this measure will be controlled to avoid producing runoff. Paved
streets will be swept daily following construction activities.

o The contractor will conduct periodic maintenance of erosion and sediment
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‘control measures.

o An appropriate seed mix of native species will be planted on disturbed areas upon
completion of construction.

o Cover or apply nontoxic soil stabilizers to inactive construction areas (previously
graded areas inactive for 10 days or more) that could contribute sediment to
waterways.

o Enclose and cover exposed stockpiles of dirt or other loose, granular construction
materials that could contribute sediment to waterways. Material stockpiles will
be located in non-traffic areas only. Side slopes will not be steeper than 2:1. All
stockpile areas will be surrounded by a filter fabric fence and interceptor dike.

o Contain soil and filter runoff from disturbed areas by berms, vegetated filters, silt
fencing, straw wattle, plastic sheeting, catch basins, or other means necessary to
prevent the escape of sediment from the disturbed area.

o Use other temporary erosion control measures (such as silt fences, staked straw
bales/wattles, silt/sediment basins and traps, check dams, geofabric, sandbag
dikes, and temporary re-vegetation or other ground cover) to control erosion
from disturbed areas as necessary. '

o Avoid earth or organic material from being deposited or placed where it may be
directly carried into the channel.

-0 Ensure all areas that are disturbed/compacted during construction are stabilized,
vegetated, and de-compacted as necessary, so that runoff rates from landscaped
and pervious areas do not exceed those from pre-disturbed/natural conditions.

Implementation of the above BMPs would ensure that water quality impacts to the Nobel
Gulch and its tributaries are less than significant.

2.  Substantially decrease groundwater D D lz ]
supplies or interfere substantially with
groundwater recharge such that the
project may impede sustainable
groundwater management of the basin?

Discussion: The 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, Soquel Creek has indicated that adequate supplies are available to serve the project
with implementation of a Water Demand Offset Program (Attachment 5). The project is
not located in a mapped groundwater recharge area or water supply watershed and will not

substantially decrease groundwater supplies or interfere substantially with groundwater
recharge such that the project may impede sustainable groundwater management of the basin.
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Impacts would be less than significant.
3. Substantially alter the existing drainage ] ol @ ]
pattern of the site or area, including
through the alteration of the course of a
stream or river or through the addition of
impervious surfaces, in a manner which
would:
A. result in substantial erosion or siltation |:| D > D
on- or off-site;
B. substantially increase the rate or I_—_l D IX D
amount of surface runoff in a manner
which would result in flooding on- or
offsite;
C. create or contribute runoff water which D |:| N D
would exceed the capacity of existing
or planned stormwater drainage
systems or provide substantial
additional sources of polluted runoff;
or;
D. impede or redirect flood flows? D D X D

Discussion: The County Department of Public Works Stormwater Management Section
staff has reviewed and approved the proposed drainage plan prepared for the project. The
project is consistent with SCCC section 7.79.070, which states, “No person shall make any
unpermitted alterations to drainage patterns or modifications to the storm drain system or
any channel that is part of receiving waters of the county. No person shall deposit fill,
debris, or other material in the storm drain system, a drainage channel, or on the banks of a
drainage channel where it might enter the storm drain system or receiving waters and
divert or impede flow.” The Project will not substantially alter the existing drainage pattern
of the site in a manner that would result in erosion or siltation, or an increase in runoff
from the site. Impacts would be less than significant.

Drainage calculations prepared by Ifland Engineers dated January 2019 (Attachment 6) and
Stormwater Infiltration Study prepared by CMAG Engineering Inc (Attachment 7), have
been reviewed for potential drainage impacts and accepted by the County Department of
Public Works Stormwater Management Section staff. The runoff rate from the property
would be controlled by retention and detention pits, and a number of LID measures to
reduce runoff and pollutants from the proposed development. Staff have determined that
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existing storm water facilities are adequate to handle the increase in drainage associated
with the project though replacement of the 48-inch diameter culvert running under
Rochelle Lane may be required in order to reduce potential for overtopping of the culvert
during large storm events. Impacts would be considered less than significant.

4. - In flood hazard, tsunami, or seiche zones, L__' D @ L__|
risk release of pollutants due to project
inundation?

Discussion:
Flood Hazards:

According to the Federal Emergency Management Agency (FEMA) National Flood
Insurance Rate Map, dated September 29, 2017 (Attachment 8), no portion of the project
site lies within a flood hazard zone. A Hydrologic Modeling report prepared by Balance
Hydrologics dated April 19, 2019 concluded that water surface elevations were shown to be
contained within the stream channel along the modeled sections however a small amount of
overtopping can be expected at the culvert crossing on the left bank of Rochelle Lane. It
was further concluded that the overtopping would have no impact on the proposed
development. Impacts would be less than significant.

Tsunami and Seiche Zones:

There are two primary types of tsunami vulnerability in Santa Cruz County. The first is a
teletsunami or distant source tsunami from elsewhere in the Pacific Ocean. This type of
tsunami is capable of causing significant destruction in Santa Cruz County. However, this
type of tsunami would usually allow time for the Tsunami Warning System for the Pacific
Ocean to warn threatened coastal areas in time for evacuation (County of Santa Cruz 2010).

A greater risk to the County of Santa Cruz is a tsunami generated as the result of an
earthquake along one of the many earthquake faults in the region. Even a moderate
~ earthquake could cause a local source tsunami from submarine landsliding in Monterey Bay.
A local source tsunami generated by an earthquake on any of the faults affecting Santa Cruz
County would arrive just minutes after the initial shock. The lack of warning time from
such a nearby event would result in higher causalities than if it were a distant tsunami
(County of Santa Cruz 2010).

Seiches are recurrent waves oscillating back and forth in an enclosed or semi-enclosed body
of water. They are typically caused by strong winds, storm fronts, or earthquakes.

The project site is located approximately 0.5 miles inland, approximately 0.4 to 0.5 miles
beyond the effects of a tsunami. The project site is located approximately 0.67 miles from
Tannery Gulch and would not be affected by a seiche. Therefore, there would be no
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5.  Conflict with or obstruct implementation of D D IZI D

a water quality control plan or sustainable
groundwater management plan?

Discussion: County water agencies are experiencing a lack of sustainable water supply
due to groundwater overdraft and diminished availability of streamflow. Because of this,
coordinated water resource management has been of primary concern to the County and to
the various water agencies. As required by state law, each of the County’s water agencies
serving more than 3,000 connections must update their Urban Water Management Plans
(UWMPs) every five years, with the most recent updates completed in 2016.

County staff are working with the water agencies on various integrated regional water
management programs to provide for sustainable water supply and protection of the
environment. Effective water conservation programs have reduced overall water demand
in the past 15 years, despite continuing growth. In August 2014, the Board of Supervisors
and other agencies adopted the Santa Cruz Integrated Regional Water Management
(IRWM) Plan Update 2014, which identifies various strategies and projects to address the
current water resource challenges of the region. Other efforts underway or under
consideration are stormwater management, groundwater recharge enhancement, increased
wastewater reuse, and transfer of water among agencies to provide for more efficient and
reliable use.

The County is also working closely with water agencies to implement the Sustainable
Groundwater Management Act (SGMA) of 2014. By January 2020, Groundwater
Sustainability Plans will be developed for two basins in Santa Cruz County that are
designated as critically overdrafted, Santa Cruz Mid-County and Corralitos - Pajaro Valley.
These plans will require management actions by all users of each basin to reduce pumping,
develop supplemental supplies, and take management actions to achieve groundwater
sustainability by 2040. A management plan for the Santa Margarita Basin will be completed
by 2022, with sustainability to be achieved by 2042.

The project is located in Santa Cruz Mid-County Water Basin. In 2016, Soquel Creek Water
District (SqCWD), Central Water District (CWD), County, and City of Santa Cruz adopted a
Joint Powers Agreement to form the Santa Cruz Mid-County Groundwater Agency for
management of the Mid-County Basin under SGMA. SqCWD developed its own
Community Water Plan and has been actively evaluating supplemental supply and demand
reduction options.

Since the sustainable groundwater management plan is still being developed, the project
will comply with SCCC Chapters 13.13 (Water Conservation — Water Efficient
Landscaping), 7.69 (Water Conservation) and 7.70 (Water Wells), as well as Chapter 7.71
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(Water Systems) section 7.71.130 (Water use measurement and reporting), to ensure that it
will not conflict with or obstruct implementation of current water quality control plans or
sustainable groundwater management plans such as the Santa Cruz IRWMP and UWMP for
Soquel Creek Water District.

K. LAND USE AND PLANNING

Would the project:
1. Physically divide an established H ] n X
community?

Discussion: The project does not include any element that would physically divide an
established community. No impact would occur.

2.  Cause a significant environmental impact D D N D
due to a conflict with any land use plan, ‘
policy, or regulation adopted for the
purpose of avoiding or mitigating an
environmental effect?
Discussion: The project would not cause a significant environmental impact due to a
conflict with any land use plan, policies, or regulations adopted for the purpose of avoiding
or mitigating an environmental effect.

Pursuant to SCCC 13.10.552 (schedule of offstreet parking) the proposed development is

" required to provide 41 parking spaces. As proposed, the project would provide 76 parking
spaces. SCCC 13.10.552(D) limits the amount of excess parking to 10% of the requirement
unless a special circumstance exists. In response to concerns raised by neighbors during a
community meeting, the project has been designed to accommodate future overflow
parking demands. The location of the proposed development, along an arterial roadway
which does not contain on street parking, does not provide an opportunity for offsite public
parking. It is anticipated that holiday visitation and associated events such as held onsite
could result in increased parking demand. Inclusion of parking in excess of the requirement
will ensure that impacts associated with the proposed development will be less than
significant. ‘

General Plan policy 5.2.3 (Activities Within Riparian Corridors and Wetlands) states:
“Development activities, land alterations and vegetation disturbance within riparian
corridors and wetlands and required buffers shall be prohibited unless an exception is
granted per the Riparian Corridor and Wetlands Protection ordinance”. Please see complete
discussion under Question D-5. Impacts would be considered less than significant.

App. No. 191031: Oakmont Senior Living Page | 39



Less than

Significant
with Less than
Mitigation Significant
Incorporated Impact No Impact

L. MINERAL RESOURCES
Would the project:

1. Result in the loss of availability of a known D D D X
mineral resource that would be of value to
the region and the residents of the state?

Discussion: The site does not contain any known mineral resources that would be of
value to the region and the residents of the state. Therefore, no impact is anticipated from
project implementation.

2. Result in the loss of availability of a , ] ] ] IZI
locally-important mineral resource
recovery site delineated on a local general
plan, specific plan or other land use plan?

Discussion: The project site is zoned Public and Community Facilities (PF), which is not
considered to be an Extractive Use Zone (M-3) nor does it have a land use designation with
a Quarry Designation Overlay (Q) (County of Santa Cruz 1994). Therefore, no potentially
significant loss of availability of a known mineral resource of locally important mineral
resource recovery (extraction) site delineated on a local general plan, specific plan or other
land use plan would occur as a result of this project.

M. NOISE
Would the project result in:
1.  Generation of a substantial temporary or ] D X D

permanent increase in ambient noise
levels in the vicinity of the project in
excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?

Discussion:

County of Santa Cruz General Plan

The County of Santa Cruz has not adopted noise thresholds for construction noise. The
following applicable noise related policy is found in the Public Safety and Noise Element of
the Santa Cruz County General Plan (Santa Cruz County 1994).

e Policy 6.9.7 Construction Noise. Require mitigation of construction noise as a
Y q g

condition of future project approvals.

The General Plan also contains the following table, which specifies the maximum allowable
noise exposure for stationary noise sources (operational or permanent noise sources) (Table
2).
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“"Tabtgg: Méximgm -Ailoﬁfabie Noise Ex;idsqifé for S%ﬂatribgﬁafy ﬁoirsév éaﬁ%éésf , 1 '
' ' . Daytime® ' . Nighttime? 5
_(7:00 am to 1000 pm) {1000 pm to 7:00 am)

Maximum Level, dB®
o

=i
Notes: :
1 As determined at the property line of the receiving land use. When determining the effectiveness of noise mitigation measures, the
standards may be applied to the receptor side of noise barriers or other property line noise mitigation measures.
Applies only where the receiving land use operates or is occupied during nighttime hours
Sound level measurements shall be made with “slow” meter response.
Sound level measurements shall be made with “fast” meter response
Allowable levels shall be raised to the ambient noise levels where the ambient levels exceed the allowable levels. Allowable levels shall be
reduced to 5 dB if the ambient hourly Leq is at least 10 dB lower than the allowable level.
Source: County of Santa Cruz 1994

g WN

County of Santa Cruz Code

There are no County of Santa Cruz ordinances that specifically regulate operational noise
levels associated with land uses however, County of Santa Cruz ordinance 13.15 (Noise
Planning) specifically exempts construction activities stating: Noise sources normally and
reasonably associated with construction, repair, remodeling, or grading of any real property,
provided a permit has been obtained from the County as required, and provided said
activities take place between the hours of 8 a.m. and 5:00 p.m. on weekdays unless the
Building Official has in advance authorized said activities to start wait 7:00 a.m. and/or
continue no late than 7 p.m. Such activities shall not take place on Saturdays unless the
Building Official has in advance authorized said activities, and provided said activities take
place between 9:00 a.m. and 5:00 p.m. and no more than three Saturdays perm month. Such
activities shall not take place on Sunday or a federal holiday unless the Building Official has
in advance authorized such work on Sunday or federal holiday, or during earlier morning of
later evening hours of a weekday or Saturday.

Additionally, Section 8.30.010 (Curfew—Offensive noise) of the SCCC contains the
following language regarding noise impacts:

(A) No person shall make, cause, suffer, or permit to be made any offensive noise.

(B) “Offensive noise” means any noise which is loud, boisterous, irritating, penetrating, or
unusual, or that is unreasonably distracting in any other manner such that it is likely to
disturb people of ordinary sensitivities in the vicinity of such noise, and includes, but is not
limited to, noise made by an individual alone or by a gfoup of people engaged in any
business, activity, meeting, gathering, game, dance, or amusement, or by any appliance,
contrivance, device, tool, structure, construction, vehicle, ride, machine, implement, or
instrument.

(C) The following factors shall be considered when determining whether a violation of the
provisions of this section exists:
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Loudness (Intensity) of the Sound.

(a) Day and Evening Hours. For purposes of this factor, a noise shall be
automatically considered offensive if it occurs between the hours of 8:00 a.m. and
10:00 p.m. and it is:

(i)  Clearly discernible at a distance of 150 feet from the property line of
the property from which it is broadcast; or

(i) In excess of 75 decibels at the edge of the property line of the property
from which the sound is broadcast, as registered on a sound measuring
instrument meeting the American National Standard Institute’s Standard
S51.4-1971 (or more recent revision thereof) for Type 1 or Type 2 sound level
meters, or an instrument which provides equivalent data.

A noise not reaching this intensity of volume may still be found to be
offensive depending on consideration of the other factors outlined below.

(b) Night Hours. For purposes of this factor, a noise shall be automatically
considered offensive if it occurs between the hours of 10:00 p.m. and 8:00 a.m.
and it is:

(i)  Clearly discernible at a distance of 100 feet from the property line of
the property from which it is broadcast; or

(ii) In excess of 60 decibels at the edge of the property line of the property
from which the sound is broadcast, as registered on a sound measuring
instrument meeting the American National Standard Institute’s Standard
S1.4-1971 (or more recent revision thereof) for Type 1 or Type 2 sound level
meters, or an instrument which provides equivalent data.

A noise not reaching this intensity of volume may still be found to be
offensive depending on consideration of the other factors outlined below.

Pitch (frequency) of the sound, e.g., very low bass or high screech;
Duration of the sound;
Time of day or night;

Necessity of the noise, e.g., garbage collecting, street repair, permitted
construction activities;

The level of customary background noise, e.g., residential neighborhood,
commercial zoning district, etc.; and

The proximity to any building regularly used for sleeping purposes. [Ord. 5205

§ 1, 2015; Ord. 4001 § 1, 1989]
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Sensitive Receptors | Table 3: Typical Noise Levels for Common
Construction Equipment (at 50 feet)

Some land uses are generally regarded as being
more sensitive to noise than others due to the
type of population groups or activities involved.
Sensitive population groups generally include
children and the elderly. Noise sensitive land
uses typically include all residential uses (single-
and multi-family, mobile homes, dormitories, and
similar uses), hospitals, nursing homes, schools,
and parks.

The nearest sensitive receptors are residents,
located approximately 20-50 feet to the west and
east of the project area.

Impacts

Potential Temporary Construction Noise Impacts

The use of construction equipment to accomplish
the project would result in noise in the project
area, i.e., construction zone. Table 3 shows
typical noise levels for common construction
equipment. The sources of noise that are normally measured at 50 feet, are used to
determine the noise levels at nearby sensitive receptors by attenuating 6 dB for each
doubling of distance for point sources of noise such as operating construction equipment.
Noise levels at the nearest sensitive receptors for each site were analyzed on a worst-case
basis, using the equipment with the highest noise level expected to be used.

Source: Federal Transit Authority, 2006, 2018.

Although construction activities would likely occur during daytime hours, noise may be
audible to nearby residents. However, periods of noise exposure would be temporary.
Noise from construction activity may vary substantially on a day-to-day basis.

Construction activity would be expected to use equipment listed in Table 3. Based on the
activities proposed for the project, the equipment with the loudest operating noise level that
would be used often during activity would be an excavator or cement mixer, which would
produce noise levels of 85 dBA at a distance of 50 feet. The nearest sensitive receptor is
located approximately 20 feet from the construction site. At that distance, the decibel level
will not be reduced. However, these impacts would be temporary (24 weeks) and short in

duration due to time restrictions on building and grading permits issued by the County of
‘Santa Cruz. All construction activities would be restricted to the hours of 8am to 5pm
Monday through Friday.

App. No. 191031: Oakmont Senior Living Page | 43



Less than

Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Noise generated during project construction would increase the ambient noise levels in
adjacent areas. Construction would be temporary, and construction hours would be limited
as a condition of approval. Given the limited duration of construction and the limited hours
of construction activity, this impact is considered to be less than significant.

2. Generation of excessive groundborne D |:| |Z D
vibration or groundborne noise levels? :

Discussion: The use of construction and grading equipment would potentially generate
periodic vibration in the project area. This impact would be temporary and periodic and is
not expected to cause damage; therefore, impacts are not expected to be significant.

3.  For a project located within the vicinity of D ] ] X
a private airstrip or an airport land use
plan or, where such a plan has not been
adopted, within two miles of a public
airport or public use airport, would the
project expose people residing or working
in the project area to excessive noise
levels?

Discussion: The project is not in the vicinity of a private airstrip or within two miles of a
pr0j Y P p

public airport. Therefore, the project would not expose people residing or working in the

project area. No impact is anticipated.

N. POPULATION AND HOUSING
Would the project:

1. Induce substantial unplanned population D EI 4 D
growth in an area, either directly (for
example, by proposing new homes and
businesses) or indirectly (for example,
through extension of roads or other
infrastructure)?

Discussion: The project would not induce substantial population growth in an area
because the project does not propose any physical or regulatory change that would remove a
restriction to or encourage population growth in an area including, but limited to the
following: new or extended infrastructure or public facilities; new commercial or industrial
facilities; large-scale residential development; accelerated conversion of homes to
commercial or multi-family use; or regulatory changes including General Plan amendments,
specific plan amendments, zone reclassifications, sewer or water annexations; or LAFCO
annexation actions. No impact would occur.

The project is designed at the density and intensity of development allowed by the General
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Plan and zoning designations for the parcel. Additionally, the project does not involve
extensions of utilities (e.g., water, sewer, or new road systems) into areas previously not
served. Consequently, it is not expected to have a significant growth-inducing effect.
Impacts would be less than significant.

2. - Displace substantial numbers of existing D D D <
people or housing, necessitating the
construction of replacement housing
elsewhere?

Discussion: The project would not displace any existing housing. No impact would occur.

O. PUBLIC SERVICES
Would the project:

1. Would the project result in substantial adverse physical impacts associated with
the provision of new or physically altered governmental facilities, need for new or
physically altered governmental 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:

a. Fire protection? ] ] X
b. Police protection? ] [] X
c. Schools? [] L] X
d. Parks? [] ] X

e. Other public facilities; including the D D &
‘maintenance of roads?

Oo0Oo0Ogmd

Discussion (a through e): 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 or California Department of
Forestry, 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 school and recreational
facilities and public roads. Impacts would be considered less than significant.

P. RECREATION
Would the project:

1. Would the project increase the use of D |:| X L__|
existing neighborhood and regional parks
or other recreational facilities such that
substantial physical deterioration of the
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facility would occur or be accelerated?

Discussion: The project would not substantially increase the use of existing neighborhood
and regional parks or other recreational facilities. Impacts would be considered less than
significant.

2.  Does the project include recreational D D D ]
facilities or require the construction or .
expansion of recreational facilities which
might have an adverse physical effect on
the environment?

Discussion: The project does not propose the expansion or require the construction of
additional recreational facilities. No impact would occur.

Q. TRANSPORTATION
Would the project:

1. Conflict with a program, plan, ordinance D D - |Z D
or policy addressing the circulation
system, including transit, roadway, bicycle
and pedestrian facilities?

Discussion: The project would create a small incremental increase in traffic on nearby
roads and intersections. A traffic study prepared by Crane Transportation Group (CTG)
dated April 11, 2019 (Attachment 9) and VMT analysis prepared by CTG dated October 8,
2019 (Attachment 10) concluded, based on ITE Trip Generation 10* Edition trip rates, the
project would produce 232 daily two-way trips. The project would replace the 146 daily
two-way trips generated by the existing church resulting in a potential 86 net new trips.
The increase would not cause the LOS at any nearby intersection to drop below LOS D,
consistent with General Plan Policy 3.12.1.

The project design would comply with current road requirements, including the regulations
under section 13.11.074 of the County Code, “Access, circulation and parking” to prevent
potential hazards to motorists, bicyclists, and/or pedestrians, as well as the County of Santa
Cruz Department of Public Works design criteria. In addition, the primary access to the
project site would be restricted to right turns in and out to reduce potential vehicle conflicts
and the striping along the property frontage would be modified to restrict left turns into the
project site. Therefore, impacts would be less than significant.

2.  Would the project conflict or be
inconsistent with CEQA Guidelines L] L] ] L]
section 15064.3, subdivision (b)(1)
(Vehicle Miles Traveled)?
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Discussion: In response to the passage of Senate Bill 743 in 2013 and other climate change
strategies, the Governor’s Office of Planning and Research (OPR) amended the CEQA
Guidelines to replace LOS with vehicle miles traveled (VMT) as the measurement for traffic
impacts. The “Technical Advisory on Evaluating Transportation Impacts in CEQA,”
prepared by OPR (2018) provides recommended thresholds and methodologies for assessing
impacts of new developments on VMT. Tying significance thresholds to the State’s GHG
reduction goals, the guidance recommends a threshold reduction of 15% under current
average VMT levels for residential projects (per capita) and office projects (per employee),
and a tour-based reduction from current trips for retail projects. Based on the latest
estimates compiled from the Highway Performance Monitoring System, the average daily
VMT in Santa Cruz County is 18.3 miles per capita (Department of Finance [DOF] 2018;
Caltrans 2018). The guidelines also recommend a screening threshold for residential and
office projects—trip generation under 110 trips per day is generally considered a less-than-
significant impact. ~

As indicated in VMT analysis prepared by CTG (Attachment 10), the project consists of
construction of an assisted living facility with 89 beds which is anticipated to generate 86
net new trips per day. The anticipated number of trips is considered a less than significant
increase in VMT. In addition, it is expected that many employees would be dropped off at
work and others would ride share of use public transit to and from work thereby reducing
vehicle emissions. The project is expected to encourage employees to use public transit,
carpooling and ridesharing by providing sign-up sheets and secure bike storage. The project
would provide car service for its residents. While there is automobile usage associated with
the project, the VMT generated by the project is less than the 15% reduction threshold.
Therefore, impacts would be less than significant.

3. Substan(ially il_vcrease hazards due to a [] ] D ]XI
geometric design feature (e.g., sharp
curves or dangerous intersections) or
incompatible uses (e.g., farm equipment)?
Discussion: The project consists of a new three story Assisted living facility with 89 beds.
No increase in hazards would occur from project design or from incompatible uses. No
impact would occur from project implementation.

4.  Result in inadequate emergency access? D D D [Xl

Discussion: The project’s road access meets County standards and has been approved by
the local fire agency or California Department of Forestry, as appropriate.
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R. TRIBAL CULTURAL RESOURCES

1. Would the project cause a substantial adverse change in the significance of a tribal
cultural resource, defined in Public Resources Code section 21074 as either a site,
feature, place, cultural landscape that is geographically defined in terms of the size
and scope of the landscape, sacred place, or object with cultural value to a
California Native American tribe, and that is:

A. Listed or eligible for listing in the |
California Register of Historical D L] X L]
Resources, or in a local register of
historical resources Code section
5020.1(k), or

B. A resource determined by the lead D D < D
agency, in its discretion and
supported by substantial evidence, to
be significant pursuant to criteria set
forth in subdivision (c) of Public
Resources Code section 5024.1. In
applying the criteria set forth in
subdivision (c) of Public Resources
Code section 5024.1, the lead agency
shall consider the significance of the
resource to a California Native
American tribe.

Discussion: The project proposes to establish an assisted living facility with 89 beds.
Section 21080.3.1(b) of the California Public Resources Code (AB 52) requires a lead agency
formally notify a California Native American tribe that is traditionally and culturally
affiliated within the geographic area of the discretionary project when formally requested.
As of this writing, no California Native American tribes traditionally and culturally
affiliated with the Santa Cruz County region have formally requested a consultation with
the County of Santa Cruz (as Lead Agency under CEQA) regarding Tribal Cultural
Resources. However, no Tribal Cultural Resources are known to occur in or near the
project area. Therefore, no impact to the significance of a Tribal Cultural Resource is
anticipated from project implementation.

S. UTILITIES AND SERVICE SYSTEMS
Would the project:

1. Require or result in the relocation or D D |Z D
construction of new or expanded water,
wastewater treatment or storm water
drainage, electric power, natural gas, or
telecommunications facilities, the
construction or relocation of which could
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cause significant environmental effects?

Discussion:
‘Water

The project would connect to an existing municipal water supply. Soquel Creek Water
District has determined that adequate supplies are available to serve the project
(Attachment 5), and no new facilities are required to serve the project. No impact would
occur from project implementation.

Wastewater

County Sanitation District has indicated that wastewater treatment facilities are available
and have capacity to serve the project (Attachment 11). No new wastewater facilities are
required to serve the project. No impact would occur from project implementation.

Stormwater

The drainage analysis for the project Oakmont Senior Living, prepared by Ifland Engineers,
dated January 2019 concluded that the project will meet the Department of Public Works
Design Criteria through installation of detention systems, biofiltration and porous parking
areas. (Attachment 6). The County Department of Public Works Stormwater Management
staff have reviewed the drainage information and have determined that downstream storm
facilities are adequate to handle the increase in drainage associated with the project.
Therefore, no additional drainage facilities would be required for the project. No impacts
are expected to occur from the project.

Electric Power

Pacific Gas and Electric Company (PG&E) provides power to existing and new
developments in the Santa Cruz County area. As of 2018, residents and businesses in the
County were automatically enrolled in MBCP’s community choice energy program, which
provides locally controlled, carbon-free electricity delivered on PGE’s existing lines.

The proposed site is already served by electric power, but additional improvements are
necessary to serve the site. However, no substantial environmental impacts will result from
the additional improvements; impacts will be less than significant.

Natural Gas
PG&E serves the urbanized portions of Santa Cruz County with natural gas.

The proposed site is already served by natural gas, but additional improvements are
necessary to serve the site. However, no environmental impacts will result from the
additional improvements; impacts will be less than significant.
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Telecommunications

Telecommunications, including telephone, wireless telephone, internet, and cable, are
provided by a variety of organizations. AT&T is the major telephone provider, and its
subsidiary, DirectTV provides television and internet services. Cable television services in
Santa Cruz County are provided by Charter Communications in Watsonville and Comcast
in other areas of the county. Wireless services are also provided by AT&T, as well as other
service providers, such as Verizon. No improvements related to telecommunications are
required, and there will be ho impact. |

2. Have sufficient water supplies available to D D 4 D
serve the project and reasonably
foreseeable future development during
normal, dry and multiple dry years?

Discussion: All the main aquifers in this County, the primary sources of the County’s
potable water, are in some degree of overdraft. Overdraft is manifested in several ways
including 1) declining groundwater levels, 2) degradation of water quality, 3) diminished
stream base flow, and/or 4) seawater intrusion. Surface water supplies, which are the
primary source of supply for the northern third of the County, are inadequate during
drought periods and will be further diminished as a result of the need to increase stream
baseflows to restore habitat for endangered salmonid populations. In addition to overdraft,
the use of water resources is further constrained by various water quality issues.

The Soquel Creek Water District has indicated that adequate water supplies are available to
serve the project and has issued a will-serve letter for the project, subject to the payment of
fees and charges in effect at the time of service (Attachment 5). The development would
also be subject to the water conservation requirements in Chapter 7.69 (Water
Conservation) and 13.13 (Water Conservation—Water Efficient Landscaping) of the County
Code and the policies of section 7.18c (Water Conservation) of the General Plan. Therefore,
existing water supplies would be sufficient to serve the project and reasonably foreseeable
future development during normal, dry, and multiple dry years. Impacts would be less than
significant.

3.  Result in determination by the wastewater ] ] ] X
treatment provider which serves or may
serve the project that it has adequate
capacity to serve the project’s projected
demand in addition to the provider’s
existing commitments?

Discussion: The County of Santa Cruz Sanitation District has indicated that adequate
capacity in the sewer collection system is available to serve the project and has issued a
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sewer service availability letter for the project, subject to the payment of fees and charges in
effect at the time of service (Attachment 11). Therefore, existing wastewater
collection/treatment capacity would be sufficient to serve the project. =~ No impact would
occur from project implementation.

4.  Generate solid waste in excess of state or D D & ’ D
local standards, or in excess of the
capacity of local infrastructure, or
otherwise impair the attainment of solid
waste reduction goals?

Discussion: Due to the small incremental increase in solid waste generation by the
project during construction and operations, the impact would not be significant.

5.  Comply with federal, state, and local ] ] D X
management and reduction statutes and
regulations related to solid waste?
Discussion: The project would comply with all federal, state, and local statutes and
regulations related to solid waste disposal. No impact would occur.

T. WILDFIRE
If located in or near state responsibility areas or lands classified as very high fire hazard
severity zones, would the project:

1. Substantially impair an adopted ] ] ] X
emergency response plan or emergency ~
evacuation plan?

Discussion: The project is not located in a State Responsibility Area, a Very High Fire
Hazard Severity Zone, or a County-mapped Critical Fire Hazard Area and will not conflict
with emergency response or evacuation plans. Therefore, no impact would occur.

2.  Due to slope, prevailing winds, and other D ] |Z| D
factors, exacerbate wildfire risks, and
thereby expose project occupants to,
pollutant concentrations from a wildfire or
the uncontrolled spread of a wildfire?

Discussion: The project is not located in a State Responsibility Areas, a Very High Fire
Hazard Severity Zone, or a County-mapped Critical Fire Hazard Area. However, the
project design incorporates all applicable fire safety code requirements and includes fire
protection devices as required by the local fire agency and is unlikely to exacerbate wildfire
risks. Impacts would be less than significant.
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3.  Reaquire the installation or maintenance of D L__I IZI D
associated infrastructure (such as roads,
fuel breaks, emergency water sources,
power lines or other utilities) that may
exacerbate fire risk or that may result in
temporary or ongoing impacts to the
environment?

Discussion: The project is not located in a State Responsibility Areas, a Very High Fire
Hazard Severity Zone, or a County-mapped Critical Fire Hazard Area. Improvements
associated with the project are unlikely to exacerbate wildfire risks. Impacts would be less
than significant.

4.  Expose people or structures to significant D D g D
risks, including downslope or downstream
" flooding or landslides, as a result of
runoff, post-fire slope instability, or
drainage changes?

Discussion: The project is not located within a State Responsibility Areas, a Very High
Fire Hazard Severity Zone, or a County-mapped Critical Fire Hazard Area. Downslope and
downstream impacts associated with wildfires are unlikely to result from the project.
‘Regardless, the project design incorporates all applicable fire safety code requirements and
includes fire protection devices as required by the local fire agency. Impacts would be less
than significant.

U. MANDATORY FINDINGS OF SIGNIFICANCE
1.  Does the project have the potential to
substantially degrade the quality of the D = D D
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 or
animal community or eliminate important
examples of the major periods of
California history or prehistory?

Discussion: The potential to substantially 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 or animal or eliminate important examples of the major periods of California history
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or prehistory were considered in the response to each question in Section III (A through T)
of this Initial Study. Resources that have been evaluated as significant would be potentially
impacted by the project, particularly the Riparian corridor (Noble Gulch). However,
mitigation has been included that clearly reduces these effects to a level below significance.
This mitigation includes various mitigation measures to protect the riparian corridor. As a
result of this evaluation, there is no substantial evidence that, after mitigation, significant
effects associated with this project would result. Therefore, this project has been
determined not to meet this Mandatory Finding of Significance.

2. Does the project have impacts that are N

individually limited, but cumulatively D D i L]

considerable? (“cumulatively

considerable” means that the incremental

effects of a project are considerable when

viewed in connection with the effects of

past projects, the effects of other current

projects, and the effects of probable future

projects)?
Discussion: In addition to project specific impacts, this evaluation considered the project’s
potential for incremental effects that are cumulatively considerable. As a result of this
evaluation, there were determined to be no potentially significant cumulative effects
associated with this project. Therefore, this project has been determined not to meet this

Mandatory Finding of Significance.

3. Does the projec_t have environme_ntal D ' D Iz D

effects which will cause substantial

adverse effects on human beings, either

directly or indirectly?
Discussion: In the evaluation of environmental impacts in this Initial Study, the potential
for adverse direct or indirect impacts to human beings were considered in the response to
specific questions in Section III (A through T). As a result of this evaluation, no potentially
adverse effects to human beings associated with this project were identified. Therefore, this
project has been determined not to meet this Mandatory Finding of Significance.
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Attachment 1

Mitigation Monitoring and Reporting Program
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County of Santa Cruz MITIGATION MONITORING AND REPORTING PROGRAM

for
‘ PLANNING DEPARTMENT s
701 OCEAN STREET, 4™ FLOOR, SANTA CRUZ, CA 95060 Application No. 191031
(831) 454-2580 FAXx: (831)454-2131 ToD: (831) 454-2123 Oakmont Senior Living

Biological Resources

BIO-1 To minimize impacts to riparian woodland: Applicant Compliance During
monitored by the | construction
County Planning | and site
Department grading
operations

e Prior to construction, the Project Applicant and the Project Biologist will identify the limits of
construction so as to maximize native tree and shrub retention. Temporary fencing will be placed
along the limits of construction to avoid unnecessary disturbance to riparian woodland.

e Where possible, native vegetation that cannot be avoided will be cut at ground level rather than
removed by the roots.

e The property owner, applicant or other responsible party shall contact Environmental Planning at
(831) 454-3163 four working days prior to site disturbance in order to arrange a pre-construction
meeting. The meeting shall be attended by the: project geotechnical engineer and arborist.

e All work shall be performed according to the approved arborist report. A copy of the riparian
exception and associated conditions along with the arborist report shall be provided to the contractor
prior to commencement of any construction.

e If tree removal is proposed within the timeframes listed below the following reports will need to be
provided to the Resource Planner (Robert Loveland 831 454-3163) one week prior to
commencement of work:

o A bird survey, completed by a qualified wildlife biologist, shall be provided for review and |
approval if the trees are scheduled to be removed between February 15" and August 31%t.
The report shall not be more than one week old at time of submittal.

° A bat survey, completed by a qualified wildlife biologist, shall be provided for review and
approval if the trees are scheduled to be removed between April 15 and October 1. The
report shall not be more than one week old at time of submittal.

e All manmade debris shall be completely removed from the riparian corridor. Placement of cut and/or
chipped vegetation shall not be dispersed within the riparian area.

e No vehicular parking or construction staging allowed within the riparian corridor or setbacks. An
exception to this condition would be work completed to repair culvert and/or culvert outlet and debris
removal. The majority of work shall be completed from Rochelle Lane

e Al lighting shall be directed downward onto the site and shielded such that there is not overspill into
the riparian area.

e Contact County Resource Pianner upon project completion for final inspection and permit clearance.

191031 MMRP 1ofl






Attachment 2

Arborist Report
September 26, 2018
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AN ASSESSMENT OF THE TREES WITHIN THE OAKMONT SENIOR LIVING DEVELOPMENT SITE
SOQUEL DRIVE - SOQUEL -CALIFORNIA

SUMMARY:

Fifty-two trees were surveyed within the proposed development site. All of these trees are identified
within the accompanying Tree Survey Matrix and on a Tree Location Map, both of which are attached to
this report. The majority of the surveyed trees within the project area comprise of native Coast Live
Oaks, Willows and Coast Redwoods.

Forty-four of these trees are recommended for preservation based upon their health and structural
condition ratings. Eight trees are recommended for removal at this time because of their poor health or
structural conditions. A limited number of trees will have to be removed to facilitate the design and
construction of the facility. It is my understanding that one large Coast Redwood {identified as Tree
#46), will have to be removed because of the impacts of proposed grading and construction activities
within its Critical Root Zone Area.

A review of the site plan for this development revealed that it is compatible with the preservation the
great majority of the established trees during the design and construction phases of this project. It is
crucial that the Critical Root Zones of these trees are protected, otherwise they will not thrive. The
project arborist must work in collaboration the design team to protect established trees and minimize
root loss and damage. Tree Protection Zones must be identified on development plans and
underground utilities, drains and services must be located carefully to avoid excessive root loss. Grade
changes must also be undertaken carefully within close proximity to existing trees.

The trees identified for preservation must also be protected from damage and excessive root loss during
the demolition and construction phases of this project. Tree Protection Zone Fences must be installed
before any equipment comes on site and must be maintained in good order throughout the entire
construction period. All grading and underground work that encroaches within close proximity to
Critical Root Zone Areas must be supervised by the project arborist in the field.

The project arborist must provide inspections, supervision and oversight during the construction period,
as prescribed within the Inspection Schedule in this report.
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AN ASSESSMENT OF THE TREES WITHIN THE OAKMONT SENIOR LIVING DEVELOPMENT SITE ON SOQUEL DRIVE, SOQUEL -CALIFORNIA
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BACKGROUND:

Hanna Daugherty contacted me on behalf of the Oakmont Senior Management Group concerning the
need for a tree survey and an arborist’s report regarding the proposed senior living facility in Soquel,
which is located within an unincorporated area of Santa Cruz County. The development site comprises
of a former church property. Approximately 50% of the total land area has been built upon for this
purpose. The southern portion of this property is relatively undeveloped and comprises of an open
field, upon which there are some temporary structures and trailers. It is my understanding that the
proposed development area will also include the rear portion of the adjacent residential property to the
east and that the lot boundary will be line will be changed for this purpose. The project area is
surrounded by riparian areas on its east side. This riparian area comprises of an intermittent stream.
Native Coast Live Oaks and Native Willows are the predominant trees growing within these areas. The
northeastern portion of this property includes a number of significant native trees including mature
Coast Live Oaks and Coast Redwood Trees.

A review of the preliminary site plan for this project shows that the location of the Assisted Living
Building should not require the removal of many significant trees, the great majority of which are
located well beyond its footprint. | also noted that the proposed improvements in the southern area of
the project area are well setback from the existing trees and the adjacent riparian area. The
improvements within this area should have little impact on the health of the existing trees around the
property perimeter, as long as sufficient care is taken during the design and construction phases of this
project.

ASSIGNMENT:

This assignment entails the provision of a tree resource survey and the preparation of an arborist’s
report on behalf of the Oakmont Senior Group.

- The surveyed trees within this report have trunk diameters equivalent to or exceeding six-inches
diameter at 54-inches above grade (Standard DBH Measurements).

- The 52 surveyed trees within the project area are identified with numbered tags affixed to their trunks.
The tag numbers correspond with the numbering utilized within this arborist’s report and the
accompanying tree survey matrix. The numbered tree’s locations are also shown on an accompanying
tree location map which utilizes a Topographic Map for this purpose.

- The Tree Survey Matrix serves to document the dimensions, health and structural conditions of
individual trees. The matrix also denotes whether individual trees are suitable for preservation or
should be removed at this time, based upon their condition ratings and/or undesirable species
characteristics. The matrix also provides limited comments pertaining to trees of concern.

- The arborist’s report provides background information and a discussion regarding the nature of the
proposed improvements. The report provides observations and conclusions regarding the subject trees
and their suitability for preservation. The report further provides preliminary recommendations for tree
preservation and protection during both the design and the construction phases of the proposed
development. This report also provides a preliminary inspection schedule for tree protection during the
construction period.
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LIMITATIONS:

The inspection of the surveyed trees was made from the ground. No tree canopies were accessed to
examine their above ground structures, nor were any of these trees inspected below soil grade to
examine their root systems. The inspections of trees were limited to visual examinations and did not
entail any advanced testing of their interior structures.

This is a preliminary Tree Protection Report based on a site inspection and discussions pertaining to the
nature of the proposed improvements. | was provided with a Topographic Survey Map and a Site Plan
showing the footprints of proposed structures and the surroundihg infrastructure within the project
area (Prepared by LANDESIGN GROUP - July 2018). | have not had the opportunity to review any
detailed Civil, Landscape or Architectural Plans at this early stage of the project.

DISCUSSION:

Fifty-two trees were surveyed within the project site. The new assisted living building will be situated in
the northern area of the development property, closer to Soquel Drive. The facility will be serviced by a
driveway that enters off Soquél Drive. A new landscape will be installed on the east side of the new
building and it will be designed around the established native trees growing within this area. The other
proposed improvements for the southern section of the project site will comprise of a large parking
area, a garage and a community garden and recreation areas.

The predominant tree species on the project site comprise of Native Willows, Coast Live Oaks and Coast
Redwoods. These trees must be preserved and protected as long as they have good health and
structural conditions and will be well setback from the proposed building and infrastructure footprints.

Thirty-nine Coast Live Oaks were surveyed in preparation for this report, the great majority of which
appear to have grown in the wild from acorns. These oaks vary in height, between 10 and 55-feet tall.
The great majority of these oaks have good overall health and structural conditions and as such, are
recommended for preservation and protection from damage during this development project.

Five Coast Redwood Trees are identified within the project site. All of these trees are worthy of
preservation, based upon their condition ratings. It is my understanding that one of the redwoods will
likely need to be removed due to grading and building encroachments within its Critical Root Zone (Tree
#46). Coast Redwoods are being generally tolerant of construction impacts as long as enough of their
Critical Root Zone Areas are properly protected.

The preliminary site plan shows that the native willows, oaks and redwoods growing within the riparian
areas are well setback from proposed construction work and disturbances. There should be minimal
impacts on the health of these riparian trees, as long as sufficient care is taken to protect their Critical
Root Zone Areas from damage during design and construction.
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OBSERVATIONS AND PRELIMINARY RECOMMENDATIONS CONCERNING EXISTING TREE CONDITIONS:

Tree #1 - 14-inch DBH Coast Live Oak (Quercus agrifolia):

The trunk of this tree transects the western property boundary.

This oak is worthy of preservation based upon its condition ratings.
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Tree’s #2 - 5 & 6-inch DBH Holly {llex spp.):

Both of these trees must be removed because they are located within the proposed building footprint.
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Tree #4 - 9-inch DBH Coast Live Oak:

The trunk of this tree is located on the adjacent property to the west. The canopy extends into the
development property.

The small oak is worthy of preservation based upon its condition ratings, however its location may be
problematic concerning the proximity of the proposed driveway as shown on the site plan.
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Tree #5 - 10 & 11-inch DBH Brazilian Pepper Tree (Schinus terebinthifolius):

This tree is located near the southwest corner of the existing administration and facilities building.

The Brazilian Pepper Tree should be removed due to its location, being within very close prbximity to
the proposed driveway footprint as shown on the site plan. It is also important to note that root
growth pattern of this species is often destructive to nearby curbs and driveway surfaces.
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Tree #6 - 24-inch DBH Fruitless Mulberry (Morus alba “Fruitless”):

This tree is located near the southwest corner of the existing administration and facilities building.

The Fruitless Mulberry must be removed because of the extensive internal decay within the lower
trunk. The tree is vulnerable to falling at this time.
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Tree’s #8 & #9 - Two Coast Redwoods (Sequoia sempervirens):

Tree’s #10 through #14 - Five Coast Live Oaks:

These Coast Redwoods and Coast Live Oaks are located on the bank at the southwest corner of the
project site. The trunk of Tree #9 (40-inch DBH Coast Redwood) transects the property boundary line.

All of these trees are worthy of preservation based upon their condition ratings and they are well
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Tree #15 - 7, 9 & 8-inch DBH Coast Live Oak:

Located on the bank at the south end of the project area.

This tree is dead and should be removed before it falls down.

Tree’s #16 through #19 - Four Coast Live Oaks located on the bank at the south end of the project area:

All of these trees are worthy of preservation based upon their condition ratings.

I noted that Tree #19 (15-inch DBH Coast Live Oak), appears to be symptomatic of an infection caused
by Sudden Oak Death Syndrome (Phytophthora ramorum). | noted distinctive bleeding spots on the
trunk. The tree will likely die but it does not have to be removed immediately. It is my understanding
the risk of disease transmission from infected to healthy oaks should not be a concern, regarding this
pathogen.

| recommend that the most valuable oaks on the property are monitored and treated annually to
reduce the spread of this disease. There is an effective prophylactic treatment available for this
purpose. This work should be undertaken by a knowledgeable Licensed Pest Applicator who
specializes in treating tree diseases.
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Tree’s #20 - Numerous Native Willows (Salix spp.):

These willows are growing on the western bank of the intermittent stream, on the east side of the
project area.

I noted on the site plan, that a bio filtration pond is proposed to be dug near the canopies of some of
these trees. This work will have no significant impact on the health of these trees.

Ali of the native willows are worthy of preservation based upon their condition ratings.
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Tree’s #21 & #22 - Two Coast Live Oaks - (19 & 18-inch DBH, respectively):

Both of these trees are located on the bank above the intermittent creek and their trunks and major
limbs are being smothered by English lvy growth. Tree #22 leans heavily to the west and could be
vulnerable to falling in storm conditions.

Both of these oaks are worthy of preservation, based upon their condition ratings.

| recommend that they are pruned to remove the ivy growth and to improve their structures. These
actions will serve to expose any structural defects that may be hidden at this time and will also reduce
the risk of limb failures and whole tree failures. | recommend that the canopy weight of the leaning
tree is reduced at this time.

Tree #23 - 8-inch DBH Native Willow:

This tree is located at the top of the bank above the intermittent stream. The tree leans heavily to the
west and is worthy of preservation despite its poor structural condition.

| recommend that it is pruned to improve its structure and reduce the risk of it falling.
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Tree #24 -23-inch DBH Coast Live Oak:

This oak is located on the bank above the intermittent creek and is well setback from any potential
construction disturbances.

The tree is worthy of preservation due to its good condition rating.

Tree #25 - 10-inch DBH Wild Plum (Prunus spp.):

This self-seeded plum should be removed because of its poor condition rating and because of the
invasive nature of this species.

the
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Tree #29 - 17 & 17-inch DBH Coast Live Oak:

S—

This tree is located on the bank above the intermittent stream.

The oak is dying at this time, as evidenced by its poor foliage condition and the large areas of dead bark
observed on its trunk. This dieback pattern may have resulted from an infection caused by Sudden Oak
Death Syndrome or by another pathogen that exhibits similar symptoms. There are no effective means
available to prevent the further decline and death of the oak at this time.

| recommend that this tree is removed at this time in order to remove a potential hazard. The tree
will decay rapidly after it dies and it will become vulnerable to falling within a short period of time.
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Tree #30 - 15 & 20-inch DBH Coast Live Oak:

Tree #30 is located on the flat area beyond the top of the bank above the intermittent stream.
Tree #31 is growing on a steep section of the bank above the intermittent stream.

Both trees are worthy of preservation and protection based upon their condition ratings and they are
also well setback from proposed improvements and related disturbances.

Tree #32 - 7-inch DBH Native Willow:

This tree has a very poor structure and is vulnerable to failure.

I recommend that it is severely pruned to reduce the risk of failure (or that it is cut back to the stump
which will then re-sprout).
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Tree #33 - 12 & 14-inch DBH Coast Live Oak:

This oak is located between the Rochelle Drive and the northern section of the intermittent stream
closer to Soquel Drive.

The tree has a poor structural condition due to the development of a weak codominant structure,
having two secondary trunks, that are poorly attached to the main trunk below.

| recommend that this tree is pruned and that support cables are installed to reduce the risk of trunk
failures. ’
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Tree #34 - 19-inch DBH Coast Live Oak:

This oak is growing on the flat area to the west of the intermittent creek, to the east of the proposed
Assisted Living Building site.

This oak is worthy of preservation and protection during construction.

| recommend that it is pruned to improve its structure and that support cables are installed to reduce
the risk of scaffold limb failures.
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Tree #35 - 23-inch DBH Coast Live Oak:

This dead oak is located at the top of the intermittent stream bank.

| recommend that it is removed at this time to abate a potential hazard.
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Tree #36 - 9-inch DBH Coast Live Oak:
Tree #37 - 10-inch DBH Coast Live Oak:
Tree #38 - 12-inch DBH Coast Live Oak:

Tree #39 - 13-inch DBH Coast Live Oak:

Located on the bank above the intermittent stream, to the east of the proposed building site.

This oak is in declining health as evidenced by its poor canopy and foliage conditions. | observed a large
area of missing bark on the trunk at about 15-feet above grade and noted an advanced dieback pattern
in the upper canopy (see the photograph above). ‘

I recommend that this tree is removed at this time because it is dying. There are no effective
treatments available to reverse this decline.
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Tree #40 - 24-inch DBH Coast Live Oak:

Located on the bank above the intermittent stream, east of the proposed Assisted Living Building site.

This oak has a good condition rating and is worthy of preservation and protection during the
development period. | recommend that the oak is pruned to improve its structure and to reduce the
risk of limb failures.

Tree #41 - 25-inch DBH Coast Live Oak:
Tree #42 - 18-inch DBH Coast Live Oak:
Tree #43 - 19-inch DBH Coast Live Oak:

These three oaks are growing on the flat grade in between the intermittent creek and the proposed
Assisted Living Building footprint. The trees are located within close proximity to proposed landscape
and infrastructure improvements, as shown on the site plan.

All three trees have good overall condition ratings and are worthy of preservation and protection during
the development period.

The trunks of Tree’s #41 and #42 have been infested by Western Sycamore Borer (Synanthedon
resplendens). The larvae of this insect feeds on the outer corky bark of Coast Live Oaks and sometimes
causes significant damage to the inner bark and vascular cambium tissue underneath.

Page 20

AN ASSESSMENT OF THE TREES WITHIN THE OAKMONT SENIOR LIVING DEVELOPMENT SITE ON SOQUEL DRIVE, SOQUEL -CALIFORNIA
Site inspection by Nigel Belton, ISA Certified Arborist WE-0410A - September 26, 2018:



| also noted that Tree #43 is infested by California Oak Worm (Phryganidia californica). The other oaks
within this area were also infested to a lesser extent. The larvae of this insect often defoliates oaks.
This is usually not of great concern as long as the affected trees are in good health. Successive
infestations resulting in canopy defoliation can be problematic concerning tree health, particularly
regarding those trees that already under stress or in decline for other reasons.

| recommend that all of the significant oaks in the landscape are monitored and treated for insect
pests and diseases by a Licensed Pest Applicator who specializes in lntegrated Pest and Disease
Management (IPM). | also recommend that these trees are pruned to improve their structural
conditions and safety. ‘

Tree #44 - 6 & 5-inch DBH Coast Live Oak:

This small oak is worthy of preservation based upon its condition rating but it may have to be
removed due to its location within the area of proposed landscape improvements.

Tree #45 - 44-inch DBH Coast Redwood:

This large tree is located about 20-feet to the east of the proposed building footprint as shown on the
site plan.

The tree is worthy of preservation during the development period and care must be taken to protect
its Critical Root Zone during the development period (The Critical Root Zone is defined by the tree’s
canopy drip line perimeter, or by the trunk diameter multiplied by a factor of eight).

Page 21

AN ASSESSMENT OF THE TREES WITHIN THE OAKMONT SENIOR LIVING DEVELOPMENT SITE ON SOQUEL DRIVE, SOQUEL -CALIFORNIA
Site inspection by Nigel Belton, ISA Certified Arborist WE-0410A - September 26, 2018:



Tree #46 - 42-inch DBH Coast Redwood:

The trunk of this large tree is located about 20-feet to the east of the proposed building footprint as
shown on the site plan.

This large tree is worthy of preservation based upon its condition rating. It is my understanding that
the tree’s location is problematic concerning the proposed grading and construction work within this
area. For these reasons, the desighers and owners are requesting that this single redwood be
removed. | will support the removal and replacement of this on large tree in the event that there are
no other practical options available concerning its preservation.

Tree #47 - 17-inch DBH Coast Live Oak:

The trunk of this oak is located about 20-feet east of the proposed building footprint and it is worthy of
preservation and protection, based upon its good condition rating.

Care must be taken to protect its Critical Root Zone area during the development period. | also
recommend that this oak is pruned to improve its structure.

Tree #48 - 35-inch DBH Coast Redwood:

The trunk of this large redwood is setback about 20-feet east of the proposed building footprint and it is
worthy of preservation and protection, based upon its good condition rating.

Care must be taken to protect its Critical Root Zone area during the development period.
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Tree #49 - 18-inch DBH Coast Live Oak:

and it is worthy of
:anopy of this oak is
infested by California Oak Worm.

1 recommend that these oaks are monitored and treated for insects and diseases by a Licensed Pest
Applicator who specializes in Integrated Pest and Disease Management (IPM). 1 also recommend that
it is pruned to improve its structure and safety at this time.

Care must be taken to protect its Critical Root Zone area during the development period.

Tree #50 - 9-inch DBH Scotts pine (Pinus sylvestris):

This pine has a poor structural condition due to the development of two tops which are weakly attached
to the trunk. These tops are vulnerable to failing in storm conditions.

| recommend that this pine must be removed in order to abate a potential hazard that cannot be
effectively reduced by other means.
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Tree #51 - 24-inch DBH Coast Live Oak:

The trunk of this oak is located about 20-feet east of the proposed building footprint and it is worthy of
preservation and protection, based upon its good condition rating. | noted that this oak had been
defoliated by California oak Worm.

| recommend that these oaks are monitored and treated for pests and diseases by a Licensed Pest
Applicator who specializes in Integrated Pest and Disease Management (IPM).

Care must be taken to protect its Critical Root Zone area during the development period.
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Tree #52 - 15-inch DBH Coast Live Oak:

The trunk of this oak is setback about 40-feet from the proposed building footprint and it is worthy of
preservation and protection based upon its condition rating.

The trunk of this oak is located about 20-feet east of the proposed building footprint and it is worthy of
preservation and protection based upon its good condition rating.

Care must be taken to protect its Critical Root Zone area during the development period.
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PRELIMINARY RECOMMENDATIONS FOR TREE PROTECTION DURING DESIGN AND CONSTRUCTION:

TREE PROTECTION DURING DESIGN DEVELOPMENT:

The project arborist must work with the design team in order to provide plan review comments and
recommendations concerning the preservation and protection of desirable trees during the design
development phases of this project. These recommendations pertain the protection of the Critical Root
Zones of trees situated within close proximity to proposed grading, work, construction activities and
new underground utilities and drains (and the new driveway and parking infrastructure).

1- Tree Protection Zone (TPZ) fence locations must be shown on the Final Site Demolition and
Construction Plans.

2- I recommend that the individual tree numbers are identified within this report are shown on the
Completed Civil Plans, so as to provide an easy reference in the field during the demolition and
construction periods of this project.

3- I recommend that the following notes are added on the final Demolition, Grading, Drainage, Utility
and Construction Plan Sheets:

- Tree Protection Zone Fencing must be installed and approved of by the project arborist, before site
demolition and construction work proceeds. These fences must not be dismantled or moved at any
time during the construction period, without first obtaining the consent of the project arborist.

Tree Protection Zone Fences must comprise of steel chain-link construction, attached to steel posts
driven into the ground. Laminated Tree Protection Notices must be attached to TPZ fences at distances
of every 10-feet (see the attached TPZ notice template). TPZ fences must not be dismantled or moved
at any time during the construction period, without first obtaining the consent of the project arborist.

- The project arborist must attend a pre-construction meeting with the General Contractor, the
demolition contractor and the grading contractor and must also be notified concerning scheduled site
meetings throughout the construction period.

- All construction activities must be excluded from fenced Tree Protection Zones unless such
encroachments are unavoidable, in which case the project arborist must provide supervision regarding
root protection and preservation. Vehicles and equipment must be excluded from Tree Protection
Zones. No materials, chemicals or waste products may be stored or disposed of within these protected
areas.

- The project arborist must be notified in the event that significant roots over 2-inches diameter are
encountered during any underground work.
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TREE PRUNING AND MAINTENANCE RECOMMENDATIONS:

1- I recommend that the trees designated for preservation should be pruned in order to improve their
health and structural conditions and to reduce the risk of limb failures. This work should be completed
before the construction phase begins. Such work will entail the removal of dead, broken, diseased and
crossing branches and the reduction of weight in the ends of heavy and over extended limbs. The
installation of support cables is also recommended when required to strengthen trees with weak
codominant growth patterns.

The Project Arborist must meet with the approved Tree Service Provider to discuss the scope of
recommended pruning work before it proceeds and must also inspect the work in progress:in order to
ensure that it is being performed correctly. Suc