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4.7 Greenhouse Gas Emissions

This section analyzes greenhouse gas (GHG) emissions associated with the proposed project and
potential impacts related to climate change. This section describes regional GHG emission sources
and inventories, the regulatory framework applicable to GHG emissions, and evaluates potential
project impacts related to GHG emissions as a result of project construction and operation.

4.7.1 Existing Conditions

a. Climate Change and Greenhouse Gases

Climate change is the observed increase in the average temperature of the Earth’s atmosphere and
oceans, along with other substantial changes in climate (such as wind patterns, precipitation, and
storms) over an extended period of time. The baseline against which these changes are measured
originates in historical records identifying temperature changes that have occurred in the past, such
as during previous ice ages. The global climate is continuously changing, as evidenced by repeated
episodes of substantial warming and cooling documented in the geologic record. The rate of change
has typically been incremental, with warming or cooling trends occurring over the course of
thousands of years. The past 10,000 years have been marked by a period of incremental warming,
as glaciers have steadily retreated across the globe. Per the United Nations Intergovernmental Panel
on Climate Change (IPCC), the understanding of anthropogenic warming and cooling influences on
climate has led to a high confidence (95 percent or greater chance) that the global average net
effect of human activities has been the dominant cause of warming since the mid-20th century
(IPCC 2014).

Gases that absorb and re-emit infrared radiation in the atmosphere are called GHGs. They are
present in the atmosphere naturally and are released by natural sources or are formed from
secondary reactions taking place in the atmosphere. The gases that are widely seen as the principal
contributors to human-induced climate change include carbon dioxide (CO2), methane (CHa), nitrous
oxides (N-0), fluorinated gases such as hydrofluorocarbons (HFC) and perfluorocarbons (PFC), and
sulfur hexafluoride (SFs). Water vapor is excluded from the list of GHGs because it is short-lived in
the atmosphere, and its atmospheric concentrations are largely determined by natural processes,
such as oceanic evaporation.

The following discusses the primary GHGs of concern.

Carbon Dioxide

The global carbon cycle is made up of large carbon flows and reservoirs. Billions of tons of carbon in
the form of CO; are absorbed by oceans and living biomass (i.e., sinks) and are emitted to the
atmosphere annually through natural processes (i.e., sources). When in equilibrium, carbon fluxes
among these various reservoirs are roughly balanced (United States Environmental Protection
Agency [USEPA] 2018a). CO, was the first GHG demonstrated to be increasing in atmospheric
concentration, with the first conclusive measurements being made in the last half of the 20th
century. Concentrations of CO; in the atmosphere have risen approximately 40 percent since the
industrial revolution. Currently, CO, represents an estimated 76 percent of total GHG emissions
(USEPA 2018b). The largest source of CO; and of overall GHG emissions is fossil fuel combustion.
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Methane

Methane (CH.) is an effective absorber of radiation, though its atmospheric concentration is less
than that of CO,, and its lifetime in the atmosphere is limited to 10 to 12 years. Since 1750 (pre-
industrial years), the concentration of CH, in the atmosphere has increased by 150 percent,
although emissions have declined from 1990 levels (IPCC 2013). Anthropogenic sources of CHa4
include agricultural activities, fossil fuel production, transport, waste management, energy use, and
biomass burning (USEPA 2018b).

Nitrous Oxide

Concentrations of nitrous oxide (N20) began to rise at the beginning of the industrial revolution and
continue to increase at a relatively uniform growth rate (NOAA 2018). N0 is produced by microbial
processes in soil and water, including those reactions that occur in fertilizers that contain nitrogen,
fossil fuel combustion, and other chemical processes. Use of these fertilizers has increased over the
last century. Agricultural soil management and mobile source fossil fuel combustion are the major
sources of NoO emissions.

Fluorinated Gases

Fluorinated gases are powerful GHGs that are emitted from a variety of industrial processes.
Fluorinated gases are used as substitutes for ozone-depleting substances such as
chlorofluorocarbons (CFC), hydrochlorofluorocarbons (HCFC), and halons, which have been
regulated since the mid-1980s because of their 0zone-destroying potential and were phased out
under the Montreal Protocol (1987) and Clean Air Act Amendments of 1990. Electrical transmission
and distribution systems account for most SFs emissions, while PFC emissions result from
semiconductor manufacturing and as a by-product of primary aluminum production.

b. Global Warming Potential

Different types of GHGs have varying global warming potentials (GWP). The GWP of a GHG is the
potential of a gas or aerosol to trap heat in the atmosphere over a specified timescale (generally,
100 years). The carbon dioxide equivalent (CO2e) metric is a consistent methodology for comparing
GHG emissions because it normalizes various GHG emissions to a consistent measure. It is the
amount of a GHG emitted multiplied by its GWP. Carbon dioxide has a GWP of one. By contrast, CH,
has a GWP of 25, meaning its global warming effect is 25 times greater than carbon dioxide on a
molecule per molecule basis. Therefore, one metric ton (MT) of CHa is equal to 25 MT COze. The
GWP for nitrous oxide is approximately 298 times that of CO.. Fluorinated gases are typically
emitted in smaller quantities than CO,, CHa, and N2O; but these compounds have much higher
GWPs. SFe is the most potent GHG the IPCC has evaluated, with a GWP of 22,800 (USEPA 2019). The
total emissions of the pollutants of concern for the project (CO», CHa, and N2O) are reported
together using the CO2e metric in this analysis.

c. Greenhouse Gas Emissions Inventories

Worldwide anthropogenic emissions of GHG were approximately 49,000 million metric tons (MMT)
CO2e in 2010 (IPCC 2014). CO, emissions from fossil fuel use accounts for 32,000 MMT. CO,
emissions from all sources account for 76 percent of the total. Methane emissions account for 16
percent of GHG, and N,O emissions account for six percent (IPCC 2014).
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Total U.S. GHG emissions were 6,457 MMT CO2e in 2016 (USEPA 2018c). Total U.S. emissions have
increased by 1.3 percent since 1990; and emissions decreased by 0.5 percent from 2016 to 2017
(USEPA 2019). This decrease was primarily due to a decrease in fossil fuel consumption, both from
substitution of coal with non-fossil energy sources, and milder weather that decreased energy
demand. Relative to 1990, gross emissions in 2017 are higher by 1.3 percent, down from a high of
15.7 percent above 1990 levels in 2007. COemissions from fossil fuel consumption continue to be
the largest source of U.S. GHG emissions, accounting for approximately 77 percent of emissions
since 1990 (USEPA 2019).

Based upon the California Air Resources Board (CARB) California Greenhouse Gas Inventory for
2000-2016, California produced 429 MMT COe in 2016, 12 MMT COze lower than 2015 levels (CARB
2019). Transportation is the major source of GHG in California, contributing 39 percent of the state’s
total GHG emissions. Industrial operations are the second largest source, contributing 21 percent of
the state’s GHG emissions. California’s GHG emissions have followed a declining trend since 2007.
Specifically, emissions from the electricity sector continue to decline due to growing zero-GHG
energy generation sources, dominated by solar.

An inventory of GHG emissions in the Monterey Bay area was prepared as part of the 2040
Metropolitan Transportation Plan/ Sustainable Communities Strategy and Regional Transportation
Plans for Monterey, San Benito and Santa Cruz Counties (MTS/SCS). In 2015, counties within the
Association of Monterey Bay Area Governments (AMBAG) region, including Santa Cruz County,
emitted 4,842,695 MT CO.e of GHGs (AMBAG 2018a). On-road vehicle use accounted for 2,692,239
MT CO2e, or approximately 56 percent, of total emissions.

d. Potential Effects of Climate Change

Potential impacts of climate change in California may include sea level rise, loss of water supply and
snow pack, more and larger forest fires, damage to agriculture, public health impacts, and habitat
destruction (Office of the Attorney General [OAG] 2018). These potential impacts are also
anticipated and have been observed in the Santa Cruz County area.

The most relevant effects of climate change to the project site are those that could result in
potential damage to the structure or its occupants, including water shortages during drought
conditions. As described in Section 4.16, Utilities and Service Systems, water for the project would
be provided by the City of Santa Cruz, which has insufficient water supply to meet demand during a
dry water year or years.

Climate change makes open space areas and the built environment at the edge of natural areas
more vulnerable to fires by increasing temperatures and making forests and brush drier. Potential
increases in the severity and frequency of drought would exacerbate the risk of wildfire. The fire
season in California has begun to start earlier, last longer, and be more intense than in the last
several decades. Wildfire occurrence statewide could increase several fold by the end of the
century, increasing fire suppression and emergency response costs and damage to property (OAG
2018).

As described in Section 5, Other CEQA Required Discussions, the project site is located approximately
1.5 miles south from lands classified as moderate fire severity zones and over two miles from lands
classified as very high fire hazard severity zones (California Department of Forestry & Fire Protection
2007). The project site is not adjacent to wildland fuels, such as forest, chaparral, or annual
grasslands, but is just west of a natural drainage course that supports natural vegetation. The
project site is developed as a junkyard and miscellaneous storage area and surrounded by urban
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and built up lands and does not contain wildland fuels, such as forest or grassland. However, the
smoke from wildland fires in other areas of the County, as well as other areas of the State could
impact health of potential occupants of the medical office building.

4.7.2 Regulatory Setting
International

Intergovernmental Panel on Climate Change

In 1988, the United Nations and the World Meteorological Organization established the IPCC to
assess the scientific, technical, and socioeconomic information relevant to understanding the
scientific basis for human-induced climate change, its potential impacts, and options for adaptation
and mitigation. The most recent reports of the IPCC have emphasized the scientific consensus that
real and measurable changes to the climate are occurring, that they are caused by human activity,
and that significant adverse impacts on the environment, the economy, and human health and
welfare are unavoidable.

Federal

U.S. Environmental Protection Agency Endangerment Finding and Cause or
Contribute Finding

In its Endangerment Finding, signed in December 2009, the administrator of the USEPA found that
GHGs in the atmosphere threaten the public health and welfare of current and future generations.
Although the Endangerment Finding does not place requirements on industry, it is an important
step in the EPA’s process to develop regulations. This action was a prerequisite to finalizing the
USEPA’s proposed GHG emission standards for light-duty vehicles.

In the USEPA’s Cause or Contribute Finding, the administrator found that the combined emissions of
these well-mixed GHG from new motor vehicles and new motor vehicle engines contribute to the
GHG pollution that threatens public health and welfare.

State

CARB is responsible for the coordination and oversight of State and local air pollution control
programs in California. California has numerous regulations aimed at reducing the state’s GHG
emissions. These initiatives are summarized below.

Executive Order S-3-05 and EO B-30-15

In 2005, Governor Schwarzenegger issued Executive Order (EO) S-3-05, establishing statewide GHG
emissions reduction targets. EO S-3-05 provides that by 2010, emissions shall be reduced to 2000
levels; by 2020, emissions shall be reduced to 1990 levels; and by 2050, emissions shall be reduced
to 80 percent below 1990 levels (CalEPA 2006). In response to EO S-3-05, CalEPA created the
Climate Action Team (CAT), which in March 2006 published the Climate Action Team Report (the
“2006 CAT Report™) (CalEPA 2006). The 2006 CAT Report identified a recommended list of strategies
that the state could pursue to reduce GHG emissions. These are strategies that could be
implemented by various state agencies to ensure that the emission reduction targets in EO S-3-05
are met and can be met with existing authority of the state agencies. The strategies include the
reduction of passenger and light duty truck emissions, the reduction of idling times for diesel trucks,
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an overhaul of shipping technology/infrastructure, increased use of alternative fuels, increased
recycling, and landfill methane capture, etc. In April 2015, the governor issued EO B-30-15 calling for
a new target of 40 percent below 1990 levels by 2030.

Executive Order S-13-08

On November 14, 2008, the Governor issued Executive Order S-13-08, the Climate Adaptation and
Sea Level Rise Planning Directive that provided clear direction for how the state should plan for
future climate impacts. S-13-08 calls for the implementation of four key actions to reduce the
vulnerability of California to climate change:

1. Initiate California's first statewide Climate Change Adaptation Strategy that will assess the
state's expected climate change impacts, identify where California is most vulnerable and
recommend climate adaptation policies

2. Request the National Academy of Science establish an expert panel to report on sea level rise
impacts in California in order to inform state planning and development efforts

3. Issue interim guidance to state agencies for how to plan for sea level rise in designated coastal
and floodplain areas for new and existing projects

4. Initiate studies on critical infrastructure projects, and land use policies vulnerable to sea level
rise

The Climate Change Adaptation Strategy was developed by the California Natural Resources Agency
(CNRA), in coordination with Cal EPA; California Climate Action Team (CCAT); the Business,
Transportation and Housing Agency; California Department of Public Health; and other key
stakeholders. Adopted in 2009, the Climate Change Adaptation Strategy synthesizes the most up-to-
date information on expected climate change impacts to California for policy-makers and resource
managers, provides strategies to promote resiliency to these impacts, and develops implementation
plans for short- and long-term actions (CNRA 2009).

In January 2018, the California Natural Resources Agency, in coordination with other state agencies,
released an update to the Climate Change Adaptation Strategy called the Safeguarding California
Plan: 2018 Update. The update provides recommendations and a framework for policy initiatives in
response to the impacts of climate change (CNRA 2018). Expected impacts in California include
rising temperatures, rising sea levels, declining snowpack, increasing storm intensity, increased
drought intensity, and increased wildfire risk.

Assembly Bill 32, the California Global Warming Solutions Act of 2006

In September 2006, the California State Legislature adopted Assembly Bill (AB) 32, the California
Global Warming Solutions Act of 2006. AB 32 focuses on reducing GHG emissions in California. GHGs
as defined under AB 32 include CO,, CH4, N-O, CFCs, HFCs, PFCs, and SFs. Under AB 32, CARB has the
primary responsibility for reducing GHG emissions and continues the CCAT to coordinate statewide
efforts and promote strategies that can be undertaken by many other California agencies. AB 32
required CARB to adopt rules and regulations that would achieve GHG emissions equivalent to
state-wide levels in 1990 by 2020.

In general, AB 32 directed CARB to do the following:

= Prepare and approve a Scoping Plan for achieving the maximum technologically feasible and
cost-effective reductions in GHG emissions from sources or categories of sources of GHGs by
2020, and update the Scoping Plan every five years
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» Maintain and continue reductions in emissions of GHG beyond 2020

= |dentify the statewide level of GHG emissions in 1990 to serve as the emissions limit to be
achieved by 2020

= |dentify and adopt regulations for discrete early actions that could be enforceable on or before
January 1, 2010

= Adopt a regulation that establishes a system of market-based declining annual aggregate
emission limits for sources or categories of sources that emit GHG emissions

= Convene an Environmental Justice Advisory Committee to advise the Board in developing and
updating the Scoping Plan and any other pertinent matter in implementing AB 32

= Appoint an Economic and Technology Advancement Advisory Committee to provide
recommendations for technologies, research and GHG emission reduction measures

Regarding the first bullet, the initial Scoping Plan was approved by CARB on December 11, 2008, and
included measures to address GHG emission reduction strategies related to energy efficiency, water
use, and recycling and solid waste, among other measures (CARB 2008).

The 2014 Scoping Plan Update was adopted in May 2014 (CARB 2014). This first update identified
opportunities for GHG reductions using existing and new funding sources, defined CARB’s climate
change priorities for the next five years, and established the plan for meeting the long-term goals of
EO S-3-05, described above. The update highlights California’s progress toward meeting the 2020
GHG emission reduction goals defined in the initial Scoping Plan and evaluates GHG reduction
strategies may be aligned with other state priorities for water, waste, natural resources, clean
energy, transportation, and land use. According to the Scoping Plan, California is on track to meet
the 2020 GHG emission reduction goal.

Senate Bill 97

Senate Bill (SB) 97, signed in August 2007, acknowledges that climate change is an environmental
issue that requires analysis in California Environmental Quality Act (CEQA) documents. In March
2010, the California Resources Agency adopted amendments to the State CEQA Guidelines for the
feasible mitigation of GHG emissions or the effects of GHG emissions. The adopted guidelines give
lead agencies the discretion to set quantitative or qualitative thresholds for the assessment and
mitigation of GHG and climate change impacts.

Senate Bill 32

On September 8, 2016, the governor signed SB 32 into law extending AB 32 by requiring the state to
further reduce GHGs to 40 percent below 1990 levels by 2030, while leaving other provisions of AB
32 remain unchanged.

CARB 2017 Scoping Plan

In December 2017, in response to SB 32, CARB adopted an updated its 2017 Scoping Plan, which
identifies GHG reductions by emissions sector to achieve a statewide emissions level that is

40 percent below 1990 levels by 2030 (CARB 2017). In that document, CARB recommends statewide
targets of no more than six metric tons CO-e per capita by 2030 and no more than two metric tons
COe per capita by 2050. However, CARB specifically states that these goals are appropriate for the
plan level (city, county, sub-regional, or regional level, as appropriate), but not for specific individual
projects because they include all emissions sectors in the state.
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The 2017 Scoping Plan Update also includes the following recommendations for local governments
when considering discretionary approvals and entitlements of individual projects through CEQA:

Achieving no net additional increase in GHG emissions, resulting in no contribution to GHG
impacts, is an appropriate overall objective for new development. There are recent examples of
land use development projects in California that have demonstrated that it is feasible to design
projects that achieve zero net additional GHG emissions. Several projects have received
certification from the Governor under AB 900, the Jobs and Economic Improvement through
Environmental Leadership Act (Buchanan, Chapter 354, Statutes of 2011), demonstrating an
ability to design economically viable projects that create jobs while contributing no net
additional GHG emissions.

To the degree a project relies on GHG mitigation measures, CARB recommends that lead
agencies prioritize on-site design features that reduce emissions, especially from VMT [vehicle
miles traveled], and direct investments in GHG reductions within the project’s region that
contribute potential air quality, health, and economic co-benefits locally. For example, on-site
design features to be considered at the planning stage include land use and community design
options that reduce VMT, promote transit-oriented development, promote street design
policies that prioritize transit, biking, and walking, and increase low carbon mobility choices,
including improved access to viable and affordable public transportation, and active
transportation opportunities. Regionally, additional GHG reductions can be achieved through
direct investment in local building retrofit programs that can pay for cool roofs, solar panels,
solar water heaters, smart meters, energy efficient lighting, energy efficient appliances, energy
efficient windows, insulation, and water conservation measures for homes within the
geographic area of the project. These investments generate real demand side benefits and local
jobs, while creating the market signals for energy efficient products, some of which are
produced in California. Other examples of local direct investments include financing installation
of regional electric vehicle (EV) charging stations, paying for electrification of public school
buses, and investing in local urban forests.

(CARB, California’s 2017 Climate Change Scoping Plan, p. 102 [footnotes omitted].)

Senate Bill 350

In the 2015 legislative session, the Legislature passed SB 350 (Stats. 2015, ch. 547). This legislation
added language to the Public Utilities Code that essentially puts into statute the 2050 GHG
reduction target already identified in Executive Order S-3-05, albeit in the limited context of new
state policies (i) increasing the overall share of electricity that must be produced through renewable
energy sources and (ii) directing certain state agencies to begin planning for the widespread
electrification of the California vehicle fleet. Section 740.12(a)(1)(D) of the Public Utilities Code now
states that “[t]he Legislature finds and declares [that]...[r]educing emissions of [GHGs] to 40 percent
below 1990 levels by 2030 and to 80 percent below 1990 levels by 2050 will require widespread
transportation electrification.” Furthermore, Section 740.12(b) now states that the California Public
Utilities Commission (PUC), in consultation with ARB and the California Energy Commission (CEC),
must “direct electrical corporations to file applications for programs and investments to accelerate
widespread transportation electrification to reduce dependence on petroleum, meet air quality
standards, . . . and reduce emissions of greenhouse gases to 40 percent below 1990 levels by 2030
and to 80 percent below 1990 levels by 2050.”
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Local

AMBAG 2040 Metropolitan Transportation Plan/Sustainable Communities Strategy
and SCCRTC 2040 Santa Cruz County Regional Transportation Plan

The 2040 Santa Cruz County Regional Transportation Plan for Santa Cruz County (RTP) was adopted
by the Santa Cruz County Regional Transportation Commission (SCCRTC) in June 2018 to guide
short- and long-range transportation planning for the County. The RTP is incorporated into the 2040
Metropolitan Transportation Plan (MTP)/Sustainable Communities Strategy (SCS) adopted by
AMBAG in June 2018 (AMBAG 2018b) to meet the requirements of Senate Bill 375. The MTP/SCS
includes active transportation as a key element to reduce greenhouse gases, reduce roadway
congestion, and increases health and the quality of life of residents, and refers to SCCRTC projects
that would enhance walking and biking facilities.

County of Santa Cruz General Plan and Local Coastal Program

The Conservation and Open Space Element of the County’s General Plan and Local Coastal Program
(LCP) includes Policy 5.18.9 for reducing GHG emissions and that is applicable to the proposed
project. Policy 5.18.9 states:

Policy 5.18.9. Greenhouse Gas Reduction. Implement state and federal legislation promoting
the national goal of 35 percent reduction of carbon dioxide and other greenhouse gases by
2000.

Santa Cruz County Climate Action Strategy

Santa Cruz County adopted a Climate Action Strategy (CAS) in 2013. The CAS outlines a course of
action to reduce GHG emissions produced by governmental operations and community activities
within unincorporated Santa Cruz County. The CAS articulates a broad strategy for reaching
emission reduction goals, and then goes further to identify the individual programs, policies, and
initiatives that, together, will move County operations and the community toward the goals.
Strategies are included to reduce emissions in the major focus areas of transportation, energy, and
solid waste (County of Santa Cruz 2013).

As described in the CAS, Santa Cruz County has already met the emissions target set by AB 32 of
reducing GHG emissions to 1990 levels by 2020. The CAS also includes GHG emissions targets for the
years 2035 and 2050. The emissions reduction policies of the CAS are organized into three topical
areas: Energy Use, Transportation and Solid Waste. A discussion of the project’s consistency with
the CAS is provided under Threshold 2, below.

4.7.3 Impact Analysis
This section describes the potential environmental impacts of the proposed project relevant to
greenhouse gas emissions.

a. Methodology and Significance Thresholds

Methodology

GHG emissions are reported as the worst-case daily emissions. The analysis focuses on CO,, CHa, and
N-O because these represent most of the project’s GHG emissions, which would result from
operation of construction equipment and operation of the medical office building.
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The California Emissions Estimator Model (CalEEMod) Version 2016.3.2 was used to estimate
construction emissions for the proposed project, using the same assumptions as described in
Section 4.3, Air Quality, in addition, to those described below.

Construction Emissions

The construction emissions associated with development of the proposed project were calculated
using the CalEEMod version 2016.3.2 by using a combination of project specific data inputs provided
by the applicant for the type and size of proposed land uses and modeling defaults where project
specific information was unavailable. Project specific data inputs related to construction included:

= Construction phase duration for demolition, site preparation, grading, building construction,
paving and architectural coating

= Areato be graded and paved and volume of excavated soil
= Engine specifications of bulldozers that would be used during construction

Detailed lists of construction equipment are not available at this time. As such CalEEMod defaults
were used for construction equipment. The proposed project was assumed to utilize typical
demolition and construction equipment including but not limited to compactors, cranes, crawler
tractors, dozers, excavators, forklifts, graders, loaders, rollers, scrapers, signal boards, tractors and
trenchers. CalEEMod is based on parameters including the duration of construction activity, area of
disturbance, and anticipated equipment used during construction. It is assumed that all of the
construction equipment used would be diesel-powered.

This analysis assumes that demolition of the existing on-site structures, grading, and construction of
the proposed medical office building and parking structure on the project site would begin in
November 2021. Based on construction scheduling information provided by the project applicant,
construction would occur over approximately 18 to 24 months and complete buildout would occur
by 2023. For the purposes of this analysis, it is assumed that construction would end in May 2023.

Operational Emissions

Operational emissions of the project were also calculated using CalEEMod. CalEEMod estimates
GHG emissions from energy use by multiplying average rates of non-residential energy consumption
by the quantities of non-residential square footage entered in the land use module to obtain total
projected energy use. This value is then multiplied by electricity and natural gas GHG emission
factors applicable to the project location and utility provider.

Building energy use is typically divided into energy consumed by the built environment and energy
consumed by uses that are independent of the building, such as plug-in appliances. Non-building
energy use, or “plug-in energy use,” can be further subdivided by specific end-use (refrigeration,
cooking, office equipment, etc.). Emissions attributed to energy use include emissions from natural
gas consumption for lighting as well as space and water heating. In California, Title 24 governs
energy consumed by the built environment, mechanical systems, and some types of fixed lighting.

Because project construction would begin in November 2021, the project would be constructed in
accordance with the 2019 Title 24 standards. Energy usage from non-residential energy usage was
reduced by 30 percent to account for the requirements of 2019 Title 24 standards (California Energy
Commission 2019).
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Furthermore, the project would include rooftop solar photovoltaic (PV) panels mounted atop the
parking garage. According to specifications provided by the applicant, the solar PV panels would
generate approximately 793.8 MWh of energy annually. Therefore, the energy reduction achieved
by the requisite on-site PV system was included in CalEEMod as “mitigation” for the project’s energy
use emissions, which is a term of art for the modeling input and is not equivalent to mitigation
measures that may apply to the CEQA impact analysis.

As discussed in Section 4.5, Energy, the project would be served by Central Coast Community Energy
(3CE), which was until recently known as Monterey Bay Community Power (MBCP) in the project
area. 3CE is a community choice aggregator that sources some of its electricity from renewable
sources for Monterey, San Benito, Santa Cruz and parts of San Luis Obispo and Santa Barbara
counties. Electricity is delivered through PG&E’s transmission infrastructure. 3CE’s energy intensity
factors (i.e., the amount of CO,, CHs, and N-O per megawatt-hour) were used to calculate GHG
emissions. As of 2018, 3CE’s emission factor for CO, was 2 pounds per megawatt hour (Ibs/MWh)
(MBCP 2018). Given that 3CE does not provide electricity from fuel sources that generate CHs and
N-O such as natural gas or coal, CHs and N,O emission factors were assumed to be negligible.

CalEEMod was also used to calculate emissions associated with area sources, including consumer
products, landscape maintenance, and architectural coatings.

To calculate the GHG emissions generated by solid waste disposal, the total volume of solid waste
was calculated using waste disposal rates identified by the California Department of Resources
Recycling and Recovery (CalRecycle). According to a CalRecycle report to the Legislature, as of 2013
California had achieved a statewide 50 percent diversion of solid waste from landfills through
“reduce/recycle/compost” programs. AB 341 mandates that 75 percent of the solid waste
generated be reduced, recycled, or composted by 2020. Santa Cruz County has achieved a diversion
rate of 75 percent and this level of waste reduction was therefore incorporated in to the CalEEMod
(County of Santa Cruz 2016).

The indoor and outdoor water use consumption data for each land use subtype comes from the
Pacific Institute’s Waste Not, Want Not: The Potential for Urban Water Conservation in California
(2003) (CAPCOA 2017). Based on that report, a percentage of total water consumption was
dedicated to landscape irrigation, which is used to determine outdoor water use. Wastewater
generation was similarly based on a reported percentage of total indoor water use.

CalEEMod does not incorporate water use reductions achieved by 2016 CALGreen (Part 11 of Title
24). New development would be subject to CalGreen, which requires a 20 percent increase in indoor
water use efficiency. Therefore, in order to account for compliance with CalGreen, a 20 percent
reduction in indoor water use was included in the water consumption calculations for new
development.

For mobile sources, typically CO, and CH. emissions from vehicle trips to and from a project site are
quantified using in CalEEMod. Vehicle emissions are calculated based on the vehicle type and the
trip rate for each land use. The vehicle emission factors and fleet mix used in CalEEMod are derived
from CARB’s Emission Factors 2011 model, which includes GHG reductions achieved by
implementation of Pavley | (Clean Car Standards) and the Low Carbon Fuel Standard and are thus
considered in the calculation of standards for project emissions. Because CalEEMod does not
calculate N2O emissions from mobile sources, N,O emissions are typically quantified using guidance
from CARB (2018). However, for mobile-source emissions for the proposed project were not
included in the analysis. Mobile-source GHG emissions were not included because, as described in
Section 4.14, Transportation, the proposed project would reduce existing VMT in the region.
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Because VMT would decrease compared to existing conditions, there would be a corresponding
decrease in mobile-source GHG emissions. Therefore, the proposed project would result in no net
new mobile-source emissions.

Significance Thresholds

Neither the Monterey Bay Air Resources District (MBARD), AMBAG, nor Santa Cruz County have
adopted an evidence-based numeric threshold consistent with the 2017 Scoping Plan and the state’s
long-term GHG reduction goals. The County of Santa Cruz has adopted a climate action strategy, but
these plans do not include a threshold or project specific requirements for determining whether
project emissions are cumulatively considerable. Therefore, they are not considered “qualified” to
determine the significance of a project, according to State CEQA Guidelines Section 15183.5.

As identified in Section 15064.7(c) of the State CEQA Guidelines, a lead agency may consider
thresholds of significance previously adopted or recommended by other public agencies or
recommended by experts, provided the decision of the lead agency to adopt such thresholds is
supported by substantial evidence. GHG analysis guidance published by the state, MBARD, and
AMBAG, was reviewed and considered in determining an applicable standard for the project. As
described below, existing thresholds generally fall into two categories: bright-line thresholds and
per service population thresholds.

Bright Line Thresholds

Bright-line thresholds address the state’s long-term emissions reduction goals by determining a
screening level under which a project would not be considered to hinder the state’s ability to meet
long-term goals. Bright-line thresholds are typically intended to screen out smaller projects with
relatively minimal emissions. These thresholds were ultimately rejected for this analysis because
they do not specifically address the contribution of emissions in Santa Cruz County to the statewide
goals. Numeric thresholds adopted by other agencies were considered as an option, including a
threshold of 900 MT CO2e (annual emissions) recommended by the California Air Pollution Control
Officers Association (CAPCOA) (CAPCOA 2008), and a threshold of 1,150 MT CO2e (annual
emissions) adopted by the San Luis Obispo County Air Pollution Control District (SLOAPCD). These
thresholds were ultimately rejected for this analysis because they do not specifically address the
contribution of emissions in Santa Cruz County to the statewide goals.

Per Service Population Thresholds

Numeric thresholds based on service population (defined as residents and employees) or per capita
thresholds are also acceptable per the 2017 Scoping Plan. Land use projects under the jurisdiction of
MBARD have used the quantitative thresholds established SLOAPCD to assess GHG impacts. In April
2012, SLOAPCD, whose jurisdiction is adjacent to MBARD’s to the south, adopted quantitative
thresholds for GHG emissions for most land use projects (SLOAPCD 2012). The SLOAPCD CEQA
Handbook includes an efficiency threshold of 4.9 MT of CO2e per service population (SP) per year
(where service population = number of residents + employees). The most appropriate threshold
available to evaluate potential GHG emissions impacts is SLOAPCD’s adopted efficiency threshold of
4.9 MT of CO2e per service population per year. SLOAPCD’s supporting evidence for the efficiency
threshold states that it is appropriate for large projects because it reflects the consistency of highly
efficient large projects with the state’s GHG reduction targets despite such projects’ relatively high
mass emissions (SLOAPCD 2012). Because the efficiency metric is tied to ensuring every resident and
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employee does his or her fair share to achieve statewide GHG reduction targets, it is appropriate for
use anywhere in the state, and not just in the region within SLOAPCD’s jurisdiction.

SLOAPCD designed its efficiency threshold to achieve consistency with the 2020 target set by AB 32
and has not yet updated this threshold to achieve consistency with the 2030 target set by SB 32.
However, using the same methodology SLOAPCD used to derive the 2020 target results in a
threshold of 2.8 MT CO2e per service population per year in 2030. In the absence of an updated
threshold, the SLOAPCD efficiency threshold as updated for 2030 is the appropriate threshold to use
in evaluating the significance of the proposed project’s GHG emissions. Project per capita emissions,
which primarily result from vehicle trips, would continue to decrease over time due to
implementation and expansion of statewide policies, regulations, and programs, such as fuel
efficiency standards, renewable energy requirements for utility providers, and incentive programs
to support hybrid and EV adoption. Therefore, the GHG efficiency threshold of 2.8 MT CO2e per
service population per year for 2030 is applied to projected development under the project.
Emissions greater than 2.8 MT CO2e per service population per year may conflict with substantial
progress toward GHG reduction targets, and the project’s cumulative contribution of emissions
would be considered cumulatively considerable. As the project is estimated to be operational in
2024, using the 2030 target as a significance threshold is conservative.

The significance thresholds used in this analysis are based on Appendix G of the State CEQA
Guidelines. The CEQA Guidelines do not quantify the amount of GHG emissions that would
constitute a significant impact on the environment. Determination of the significance of GHG
emissions is at the discretion of the lead agency, which may consider thresholds of significance
previously adopted or recommended by other public agencies or recommended by experts (CEQA
Guidelines Section 15064.4(a), 15064.7(c)). As described in the previous paragraph, an efficiency
threshold of 2.8 MT CO2e per service population per year for 2030 is used for the threshold of
significance in this analysis.

Therefore, for the purposes of this EIR, a significant impact would occur if implementation of the
proposed project would result in any of the following conditions:

Generate GHG emissions, either directly or indirectly, that may have a significant impact on the
environment

Conflict with an applicable plan, policy, or regulation adopted for the purpose of reducing the
emissions of greenhouse gases.
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b. Project Impacts and Mitigation Measures

Threshold 1: Would the project generate GHG emissions, either directly or indirectly, that may
have a significant impact on the environment?

Impact GHG-1  THE PROJECT WOULD NOT GENERATE NEW, ONGOING SOURCES OF GHG EMISSIONS
THAT WOULD HAVE A DIRECT OR INDIRECT SIGNIFICANT IMPACT ON THE ENVIRONMENT. THIS IMPACT WOULD
BE LESS THAN SIGNIFICANT.

Construction and operation of the proposed project would generate GHG emissions. Project-related
construction emissions would be confined to the estimated construction duration of approximately
18-24 months, a relatively short period of time in relation to the overall life of the proposed project.
Therefore, construction-related GHG emissions were amortized over a 30-year period to determine
the annual construction-related GHG emissions over the life of the project. As shown in Table 4.7-1,
project construction would result in an average of approximately 44.4 MT of CO»e per year.

Table 4.7-1  Estimated Project Construction GHG Emissions

Year Project Emissions (MT of CO.e)

Construction Total 1,331.4

Total Amortized over 30 Years 44 .4

See Appendices C for CalEEMod results.

Table 4.7-2 summarizes the long-term operational GHG emissions generated by the project from
area sources, energy use, solid waste, water use, and mobile sources combined with construction
GHG emissions. Mobile emissions shown in Table 4.7-2 are zero because, as described in Section
4.14, Transportation, operation of the proposed project would reduce existing and future VMT in
the region. Therefore, there would be an associated decrease on mobile-source GHG emissions in
the region.

Table 4.7-2  Project Combined Annual Emissions of Greenhouse Gases

Construction (Amortized Annual) 44.4
Operational

Area <0.1
Energy 166.7
Solid Waste 434.5
Water 22.0
Mobile!

CO2 and CH4 0
N20 0
Total Project 667.6
Service Population 300
Total GHG Emissions per Service Population 2.2
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Emission Source Annual Project Emissions (MT of CO5e)

Threshold 2.8
Exceed Threshold No

1 The Transportation Impact and Operational Analysis prepared for the project indicated that vehicle miles traveled would be reduced
by approximately 30,030 miles. The project would not result in new mobile emissions.

See Appendices C for CalEEMod results and Appendix D for Transportation Impact and Operational Analysis.

As shown in Table 4.7-2, the proposed project would generate approximately 667.6 MT of COze per
year or 2.2 MT of CO2e per service person per year. These emissions would not exceed the 2.8 MT
project-specific GHG threshold and impacts related to GHG emissions would be less than significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Impacts would be less than significant, and no mitigation measures are indicated.

Threshold 2: Would the project conflict with an applicable plan, policy, or regulation adopted for
the purpose of reducing the emissions of greenhouse gases?

Impact GHG-2  THE PROPOSED PROJECT WOULD NOT CONFLICT WITH APPLICABLE PLANS, POLICIES, OR
REGULATIONS ADOPTED FOR THE PURPOSE OF REDUCING THE EMISSIONS OF GREENHOUSE GASES. IMPACTS
WOULD BE LESS THAN SIGNIFICANT.

The plans, policies, and regulations that were adopted to reduce GHG emissions and apply to the
project are described below.

The County of Santa Cruz Climate Action Strategy (CAS) reports the GHG emissions inventory for
Santa Cruz County, proposes targets for GHG reduction, and outlines strategies and implementing
actions to achieve the targets (Santa Cruz County 2013). GHG reduction strategies are proposed for
the three sectors with the highest emissions: transportation, energy, and solid waste. The CAS
includes energy strategies, such as increasing energy efficiency in new and existing buildings. The
proposed project would be constructed to achieve a minimum of LEED Gold standards, which would
meet and exceed CalGreen energy efficiency standards. Additionally, the project would include solar
panels to offset some of the electricity demand from the local power provider, 3CE.

The CAS includes a transportation strategy to reduce VMT through County and regional planning
efforts. As described in Section 4.14, Transportation, the proposed project would reduce VMT below
existing levels in the County. Therefore, the proposed project would reduce mobile-source GHG
emissions compared to existing conditions because fewer vehicle miles would be traveled. The
project would also be consistent with CAS strategies that promote bicycling and pedestrian travel
modes because the project would include a new pedestrian sidewalk and bicycle lane on Soquel
Avenue, as well as bike lockers on the project site. The project would be consistent with CAS Policies
T-1.10 and T-3.1, which ensure that development projects contain measures that enhance multi-
modal transportation options; and which considers requirements to install EV charging stations in
parking lots for new development, respectively. As described in Section 2, Project Description, the
proposed project would include a new bicycle lane and paved sidewalk on Soquel Avenue and EV
charging stations in the proposed parking garage.
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The CAS contains a solid waste strategy to reduce the amount of solid waste, particularly recyclable
and compostable materials, in the commercial and residential waste stream. Construction of the
project would comply with the 2019 California Building Energy Efficiency Standards for Residential
and Non-residential Buildings and CALGreen (California Code of Regulations Title 24, Parts 6 and 11)
or later versions, which are anticipated to be more stringent than the 2019 codes. The 2019
standards require the provision recycling services.

CalEPA’s Climate Action Team (CAT) published the 2006 CAT Report which includes GHG emissions
reduction strategies intended for projects emitting less than 10,000 tons CO2e/year. In addition, the
California Attorney General’s Office has developed Global Warming Measures (2008) and OPR’s
CEQA and Climate Change (CAPCOA 2008) document includes GHG reduction measures intended to
reduce GHG emissions in order to achieve statewide emissions reduction goals. All of these
measures aim to curb the GHG emissions through recommendations pertaining to land use,
transportation, renewable energy, and energy efficiency. Several of these actions are already
required by California regulations, such as:

= AB 1493 (Pavley) requires the state to develop and adopt regulations that achieve the maximum
feasible and cost-effective reduction of climate change emissions emitted by passenger vehicles
and light duty trucks.

* |n 2004, CARB adopted a measure to limit diesel-fueled commercial motor vehicle idling.

o The Integrated Waste Management Act of 1989, (AB 939, Sher, Chapter 1095, Statutes of
1989) established a 50-percent waste diversion mandate for California.

= Public Resources Code 25402 authorizes the CEC to adopt and periodically update its
building energy efficiency standards (that apply to newly constructed buildings and
additions to and alterations to existing buildings).

o California’s Renewable Portfolio Standard (RPS), established in 2002, requires that all load
serving entities achieve a goal of 33 percent of retail electricity sales from renewable energy
sources by 2020, within certain cost constraints.

s Green Building Executive Order, S-20-04 (CA 2004), sets a goal of reducing energy use in
public and private buildings by 20 percent by the year 2015, as compared with 2003 levels.

The proposed project would be required to comply with applicable state and local regulations and
MBARD AQMP policies which would further reduce project-generated GHG emissions. Refer to
Section 4.7.2, Regulatory Setting, for local regulation and policy discussion.

In addition, the County’s General Plan includes several goals and policies that encourage energy and
water conservation technigues, as well as energy efficiency considerations in all new building
design, orientation, and construction methods. Consistent with the General Plan Goals and Policies,
the project would include energy and water-efficient measures such as biofiltration swales, EV
charging stations, and high efficiency lighting. The project would also include solar panel arrays on
the garage rooftop. See Section 2.0, Project Description, for more details.

MBARD has not established significance thresholds for GHG emissions, nor has MBARD adopted
specific goals or policies designed to reduce GHG emissions. However, the project would be
required to comply with applicable state regulations and MBARD AQMP plans and policies intended
to reduce criteria pollutant emissions (refer to Section 4.2, Air Quality, for additional detalil
regarding adopted MBARD plans) which would also reduce GHG emissions from development on
the project site. The project would be required to comply with state regulations adopted to achieve
the overall GHG emissions reduction goals identified in AB 32, as well as applicable state regulations

Draft Environmental Impact Report 4.7-15



County of Santa Cruz
Medical Office Building Project

and MBARD AQMP plans and policies to reduce criteria pollutant emissions. The project would also
implement adopted County goals and policies that encourage energy and water conservation
techniques and energy efficiency in all new building design, orientation and construction, and
establish development and construction standards which encourage energy conservation.

The AMBAG 2040 MTP/SCS is reflective of legislation SB 375 described in the Regulatory Setting
above, to focus land use development in such a way to reduce GHG emissions. Table 4.7-3 below
describes the project’s consistency with the applicable central goals of the 2040 MTP/SCS.

Table 4.7-3  Project Consistency with the AMBAG 2040 MTP/SCS

Policy Consistency

Access and Mobility. Provide Consistent

convenient, accessible, and The project would include interior driveways, sidewalks and walking paths to
reliable travel options while provide vehicle and pedestrian access to medical office building and between the
maximizing productivity forall  medical office building and parking garage. The proposed project includes the

people and goods in the region  construction of a pedestrian sidewalk and striped bicycle lane along the Soquel
Avenue frontage. Additionally, as described in Section 2, Project Description, the
proposed project includes several improvements to existing roadway intersections
to improve operation of the circulation system. The project site is not located near
any transit stops. The project would reduce regional VMT, which would have a
positive effect on the transportation system regionally. As described in Section 4.14,
Transportation, the project would not substantially affect the local transportation
system. Therefore, the project would not interfere with local and regional mobility.

Environment. Promote Consistent

environmental sustainability The project would include open space at the southern end of the project site as well
and protect the natural as landscaped spaces interspersed around the project site. These green spaces
environment. would serve to reduce a heat island effect and sequester carbon. The project would

be located on a currently undeveloped lot that is used for miscellaneous storage and
a junkyard. The project would include several sustainable design features, including
those required by Title 24 and CalGreen standards, as well as solar panels would be
installed on the rooftop of the parking garage.

Healthy Communities. Protect Consistent

the health of our residents; The project would provide medical and health services in Santa Cruz County, and
foster efficient development would minimize transregional trips occurring today by patrons seeking some of
patterns that optimize travel, these services. The project would therefore result in a reduction of overall VMT. The
housing, and employment project would include new bicycle lane and pedestrian sidewalk along the Soquel
choices and encourage active Avenue frontage, which would support active transportation modes. However, the
transportation. project is not located within reasonable walking distance of a transit stop. The

project would also include interior driveways, sidewalks and walking paths to
provide vehicle and pedestrian access to the medical office building and between
the medical office building and parking garage. Therefore, the project would provide
health services and employment in a manner that is accessible by both vehicle and
active transportation modes.

System Preservation and Consistent

Safety. Preserve and ensure a As described in Section 4.14, Transportation, the project would not substantially
sustainable and safe regional affect the local transportation system. The project includes several improvements to
transportation system. existing roadway intersections in the project area, which would improve vehicle

circulation. In addition, the proposed parking garage would include EV charging
stations and bicycle lockers. As described in Section 4.14, Transportation, the
proposed project would result in an overall reduction of vehicle-miles travelled in
the region. Collectively, the project would not interfere with the safety or
sustainability of the regional transportation system.

Source: AMBAG 2017, 2018
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As indicated in the discussion above, the project would not conflict with any applicable plan, policy
or regulation intended to reduce GHG emissions. Impacts would be less than significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Impacts would be less than significant, and no mitigation measures are indicated.

4.7.4 Cumulative Impacts

The emissions of GHG and climate change are, by definition, cumulative impacts. The baseline
against which to compare potential impacts of the proposed project includes the natural and
anthropogenic drivers of climate change, including global GHG emissions from human activities that
have grown more than 70 percent between 1970 and 2004 (IPCC 2007). As such, the geographic
extent of the climate change and GHG cumulative impact discussion is global.

As discussed above, the majority of individual projects do not generate sufficient GHG emissions to
create an individual project-specific impact through a direct influence to climate change. However,
the proposed project in conjunction with other cumulative development would increase the
accumulation of GHGs in the atmosphere. Therefore, the issue of climate change typically involves
an analysis of whether a project’s contribution towards an impact is cumulatively considerable.
“Cumulatively considerable” means that the incremental effects of an individual project are
significant when viewed in connection with the effects of past projects, other current projects, and
probable future projects (State CEQA Guidelines, Section 15355).

Neither the state, MBARD, nor Santa Cruz County has adopted GHG emissions thresholds to
determine if individual projects are cumulatively considerable. Therefore, for the purposes of this
analysis, a project which falls below the impact thresholds discussed above is considered to have a
less than significant impact, both individually and cumulatively. As indicated above in Impact GHG-1,
GHG emissions associated with the proposed project would not exceed SLOAPCD-identified
thresholds applied for the purpose of this analysis. The project would not be growth-inducing and is
located within an urbanized area. Therefore, the proposed project’s GHG impacts would not be
cumulatively considerable.

Draft Environmental Impact Report 4.7-17



County of Santa Cruz
Medical Office Building Project

This page intentionally left blank.

4.7-18



Environmental Impact Analysis
Hazards and Hazardous Materials

4.8 Hazards and Hazardous Materials

This section addresses potential impacts of the proposed project associated with hazards and
hazardous materials. Specifically, this analysis addresses impacts related to hazardous materials use
and transportation, the accidental release of hazardous materials, potential for release of
contamination for hazardous sites, air traffic hazards, and interference with emergency response
and evacuation plans. An analysis of wildfire hazards is contained in Section 5, Other CEQA Required
Discussions.

This section is based, in part, on a Phase | Environmental Site Assessment (ESA) conducted by
Terracon Consultants, Inc. and completed June 15, 2018, and on a Phase Il ESA conducted by
Terracon Consultants, Inc. and completed October 25, 2018. The Phase | ESA and Phase Il ESA are
provided as Appendix N and Appendix O, respectively. State records and databases pertaining to
hazardous waste sites were also consulted in the preparation of this analysis.

4.8.1 Setting

a. Definition of Hazardous Materials and Hazardous Wastes

A material is considered hazardous if it appears on a list of hazardous materials prepared by a
federal, state, or local agency, or if it has characteristics defined as hazardous by such an agency. A
hazardous waste is defined in Title 22, Section 66261.10 of the California Code of Regulations (CCR)
as one that has a characteristic that may:

Cause, or significantly contribute to, an increase in mortality or an increase in serious
irreversible, or incapacitating reversible, illness; or pose a substantial present or potential
hazard to human health or the environment when it is improperly treated, stored, transported,
disposed of or otherwise managed.

Chemical and physical properties cause a substance to be considered hazardous. Such properties
include toxicity, ignitability, corrosiveness, and reactivity. Sections 66261.20 through 66261.24 of
Title 22 of the CCR defines the aforementioned properties for hazardous waste and may be used to
define such characteristics of a hazardous material. The release of hazardous materials or hazardous
wastes into the environment can contaminate soils, surface water, and groundwater supplies.

b. Project Area History

According to the Phase | ESA, the project site had been consistently vacant land with possible
agricultural uses from the early 1910s through the late 1950s. The site was used as a vehicle storage
facility and plant nursery from the late 1960s to the 1980s. In 1982, the nursery was moved off-site,
and the entire site has since been used as a junkyard and for miscellaneous storage. Additionally,
automotive sales, towing, and repair service tenants used the site between 1995 and 2014.

The properties adjoining the project site were used for agricultural cultivation and residential
development through the early 1940s. Properties adjoining to the north were developed with
existing Soquel Avenue and the Highway 1 Freeway by the mid-1950s. The properties to the east of
the site were developed with a plant nursery and warehouses in the early 1960s. The mobile home
residential park to the south of the site was constructed in the 1960s. Properties to the west were
used for various commercial and residential uses through the 1990s and were developed with
existing office buildings in the early 2000s.
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c. Project Site Conditions

The Phase | ESA identified three potential recognized environmental conditions (RECs) on the
project site. A REC refers to the presence or likely presence of any hazardous substances or
petroleum products in, on, or at a property; due to release to the environment; under conditions
indicative of a release to the environment; or under conditions that pose a material threat of a
future release to the environment. The three RECs identified on-site consist of the following:

1. Historical sump: The potential for undocumented spills or releases to have occurred in
connection with the historical sump.

2. Significant data gap: Most of the ground surface throughout the site was covered with vehicles,
equipment, and storage containers that prevented observation of the entire ground surface.

3. Automotive maintenance and dismantling operations: Unknown hazardous materials handling
practices associated with the automotive storage, sales, maintenance, and towing operations
present at the site from the early 1960s through the present, the potential for undocumented
spills or releases to have occurred in connection with the hazardous materials storage present
at the site represents a potential vapor encroachment condition and REC.

The Phase Il ESA, provided as Appendix O, was conducted to evaluate the potential impact to the
site for the above listed RECs. The Phase Il ESA included 12 soil borings and samplings, a geophysical
survey around the boring locations, and soil vapor sampling. The Phase Il ESA found the following:

1. No groundwater within 45 feet below ground surface.

2. No organic vapors above 0.1 parts per million.

3. No odors or visual indications of chemical or petroleum impacts.
4

Total petroleum hydrocarbons (TPHs) exceeded the San Francisco Bay Regional Water Quality
Control Board’s Environmental Screening Levels (ESLs) in four soil samples for residential land
uses but not for commercial/industrial land uses. While the project is within the jurisdictional
area of the Central Coast Regional Water Quality Control Board, the Central Coast Regional
Water Quality Control Board has not adopted ESLs. Therefore, the San Francisco Bay Regional
Water Quality Control Board’s ESLs were used.

5. Volatile organic compounds (VOCs) did not exceed ESLs for residential or commercial land uses;
however, higher concentrations of VOCs may be present, as the presence of various VOCs
indicates a potential release of solvents into the site soils.

6. Pesticides, with the exception of dieldrin, did not exceed ESLs for residential or commercial
uses. Dieldrin exceeded the Tier 1 ESL but not the direct exposure human health risk ESL.

7. California Administrative Manual 17 metals did not exceed ESLs, with the exception of arsenic
and lead.

8. Soil vapor testing found no VOC concentrations above applicable ESLs for residential and
commercial land uses; however, tetrachloroethene (PCE) was detected in soil vapor and could
indicate higher concentrations of PCE on site.

According to the Phase | ESA, there is the potential for lead-based paint (LBP) on the shed and office
building structures on the northern portion of the project site. The structures were constructed in
the early 1970s. Prior to the enactment of federal regulations limiting their use in the late 1970s,
LBP was often used in residential construction. Lead is a highly toxic metal that was used for many
years in products found in and around homes. Lead may cause a range of health effects, from
behavioral problems and learning disabilities, to seizures and death.
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According to the Phase | ESA, there are potential asbestos-containing materials located on the
project site based on the construction dates of the shed and office building structures. Asbestos is a
highly crumbly material often found in older buildings, typically pre-1979. It was formerly popular as
an insulating material; however, it can pose a health risk when very small particles become airborne.
In conformance with the Clean Air Act, the United States Environmental Protection Agency (EPA)
established the National Emissions Standards for Hazardous Air Pollutants (NESHAP) to protect the
public. Under NESHAP, the Toxic Substances Control Act banned most spray-applied surfacing
materials that contain asbestos beginning in 1973, as well as use of the substance for fireproofing or
insulation since 1978.

Neither the Phase | ESA nor the Phase Il ESA indicate that aboveground storage tanks were formerly
present on the project site. However, the County of Santa Cruz Environmental Health Division
(CSCEHD) has indicated that an unpermitted gasoline aboveground storage tank was observed on
the project site in March 1998 but noted to have been moved in May 1998.

d. Surrounding Conditions

Publicly available information from the following State databases was reviewed to determine the
potential for nearby off-site sources of contamination to affect the project site:

= State Water Resources Control Board (SWRCB) GeoTracker database (2020)
= Department of Toxic Substances Control (DTSC) EnviroStor database (2020a)
= Cortese List: Section 65962.5 (DTSC 2020b)

= CalEPA List of Solid Waste Disposal Sites (2020a)

= CalEPA List of active Cease and Desist Orders (CDOs) and Cleanup and Abatement Orders (CAOS)
(CalEPA 2020b).

According to these databases, there are no sites with open cases of potential contamination within
approximately 0.25 mile of the project site. However, there are five leaking underground storage
tank cases within 0.25 mile of the project site. All of these cases have been closed (SWRCB 2020).
The closest of these cases is approximately 265 feet east of the project site, at an existing plant
nursery. This case was remediated and closed in 1989. Because all five cases are closed, they do not
represent potential sources of contamination.

Highway 1 is located to the north of the project site. Highway 1 is a primary truck route through the
Monterey Bay region, including through Santa Cruz County. Trucks hauling or transporting
hazardous materials may utilize Highway 1 in proximity to the project site. For example, trucks
hauling bulk supplies of gasoline may travel past the project site on Highway 1 when delivering to
fueling stations in the cities of Santa Cruz and Watsonville, as Highway 1 is the primary route
between these two cities.

e. Airport Safety Hazards

Two airports are located within Santa Cruz County: Bonny Doon Village Airport and Watsonville
Municipal Airport. The project site is located approximately 10.3 miles southeast of Bonny Doon
Village Airport and approximately 10.7 miles northwest of Watsonville Municipal Airport. The
Federal Aviation Administration requires runway protection zones and height limits on structures
near airports to reduce risks to the public. The Bonny Doon Village Airport is a private, single runway
airport that does not have an airport land use plan. The project site is not within an airport land use
plan zone for Watsonville Municipal Airport (Watsonville Municipal Airport 2003).
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4.8.2 Regulatory Setting

The management of hazardous materials and hazardous wastes is regulated at federal, state, and

local levels, including, among others, through programs administered by United States EPA, DTSC,
federal and state occupational and safety agencies, and Santa Cruz County Environmental Health.

Regulations pertaining to flood hazards are further discussed in Section 4.9, Hydrology and Water
Quality, and regulations for geologic and soil related hazards are discussed in Section 4.6, Geology
and Soils.

a. Federal Regulations

United States Environmental Protection Agency

The United States EPA is the agency primarily responsible for enforcement and implementation of
federal laws and regulations pertaining to hazardous materials. Applicable federal regulations
pertaining to hazardous materials are contained in the Code of Federal Regulations (CFR) Titles 29,
40, and 49. Hazardous materials, as defined in the CFR, are listed in 49 CFR 172.101. The
management of hazardous materials is governed by the following laws:

= Resource Conservation and Recovery Act (RCRA) (42 USC 6901 et seq.)

= Comprehensive Environmental Response, Compensation, and Liability Act of 1980 (CERCLA,
also called the Superfund Act) (42 USC 9601 et seq.)

= Federal Insecticide, Fungicide, and Rodenticide Act (FIFRA) (7 USC 136 et seq.)
= Superfund Amendments and Reauthorization Act of 1986 (Public Law 99 499)
= Toxic Substances Control Act (15 USC 2601 et seq.)

These laws and associated regulations include specific requirements for facilities that generate, use,
store, treat, and/or dispose of hazardous materials. The United States EPA provides oversight and
supervision for federal Superfund investigation/remediation projects, evaluates remediation
technologies, and develops hazardous materials disposal restrictions and treatment standards.

Toxic Substances Control Act (1976) and the Resource Conservation and Recovery
Act (1976)

These acts established a program administered by the United States EPA for the regulation of the
generation, transportation, treatment, storage, and disposal of hazardous waste. RCRA was
amended in 1984 by the Hazardous and Solid Waste Act (HSWA), which affirmed and extended the
“cradle to grave” system of regulating hazardous wastes and waste generation. Among other things,
the use of certain techniques for the disposal of some hazardous wastes was specifically prohibited
by HSWA.

Comprehensive Environmental Response, Compensation, and Liability Act (1980),
amended by the Superfund Amendments and Reauthorization Act (1986)

This law provides broad federal authority to respond directly to releases or threatened releases of
hazardous substances that may endanger public health or the environment. Among other things,
CERCLA established requirements concerning closed and abandoned hazardous waste sites,
provided for liability of persons responsible for releases of hazardous substances at these sites, and
established a trust fund to provide for cleanup when no responsible party could be identified. The
act also enabled revision of the National Contingency Plan, which provided the guidelines and
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procedures needed to respond to releases and threatened releases of hazardous substances,
pollutants, or contaminants. The National Contingency Plan also established the National Priorities
List.

The Federal Insecticide, Fungicide, and Rodenticide Act

FIRFA (7 United States Code [USC] 136 et seq.) provides federal control of pesticide distribution,
sale, and use. The United States EPA was given authority under FIFRA to study the consequences of
pesticide usage and to require users (farmers, utility companies, and others) to register when
purchasing pesticides. Later amendments to the law required users to take exams for certification as
applicators of pesticides. All pesticides used in the United States must be registered (licensed) by
the United States EPA. Registration assures that pesticides will be properly labeled and that, if used
in accordance with specifications, they will not cause unreasonable harm to the environment.

Hazardous Materials Transportation Act

The Secretary of the United States Department of Transportation (DOT) receives the authority to
regulate the transportation of hazardous materials from the Hazardous Materials Transportation
Act, which administers container design and labelling, shipper and carrier responsibilities, training
requirements, and incident reporting requirements. These regulations are contained in Title 49 —
Transportation, CFR, parts 100 to 180 and include all modes of transportation — air, highway, rail,
and water (Federal Motor Carrier Safety Administration [FMCSA] 2014).

Lead-Based Paint Elimination Final Rule 24 Code of Federal Regulations

The Lead-Based Paint Elimination Final Rule, 24 CFR 33, addresses LBP elimination and is governed
by the United States Department of Housing and Urban Development, which requires sellers and
lessors to disclose known LBP and LBP hazards to perspective purchasers and lessees. Additionally,
all LBP abatement activities must follow California and federal OSHA and with the State of California
Department of Health Services requirements. Only LBP-trained and -certified abatement personnel
are allowed to perform abatement activities. All LBP removed from structures must be hauled and
disposed of by a transportation company licensed to transport this type of material at a landfill or
receiving facility licensed to accept the waste.

Lead and Asbestos Standards

The United States EPA oversees lead abatement through its lead policy and guidance program. This
program addresses lead that might occur in paint, dust, soil, water, and air. It offers guidance on
clean up and reporting. Title IV of the Toxic Substances Control Act and other authorities in the
Residential Lead-Based Paint Hazard Reduction Act of 1992 direct the United States EPA to regulate
LBP hazards. The statues cover types of locations where LBP must be assessed and the training and
certification that must be held by those performing abatement activities.

United States EPA regulations under Title 40 CFR regulate the removal and handling of asbestos-
containing materials (ACM), but the statute is implemented by the Monterey Bay Air Resources
District (MBARD). The California Occupational Safety and Health Administration (Cal/OSHA) has a
survey requirement under Title 29 CFR implemented under Title 8 California Code Regulations.
These regulations require facilities to take all necessary precautions to protect employees and the
public from exposure to asbestos.
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The MBARD asbestos program regulates the handling of asbestos and is in place to protect the
public from uncontrolled emissions of asbestos by its enforcement of the federal Asbestos Standard,
Air District Rule 424, and Air District Rule 439. The program covers most renovation and demolition
projects in the North Central Coast Air Basin. Program management includes issuing permits and
providing guidance for asbestos surveys, removal, and disposal. The program approaches ACM
management on a cradle-to-grave basis as it regulates all aspects related to handling ACMs from
discovery and removal, through transportation and disposal (MBARD 2020).

b. State Regulations

Department of Toxic Substances Control

As a department of the California Environmental Protection Agency, the DTSC is the primary agency
in California that regulates hazardous waste, cleans up existing contamination, and looks for ways to
reduce the hazardous waste produced in the state. DTSC regulates hazardous waste in California
primarily under the authority of RCRA and the California Health and Safety Code.

DTSC also administers the California Hazardous Waste Control Law to regulate hazardous wastes.
While this law is generally more stringent than federal RCRA, until the United States EPA approves
the California program, both state and federal laws apply in California. The Hazardous Waste
Control Law lists 791 chemicals and approximately 300 common materials that may be hazardous;
establishes criteria for identifying, packaging, and labeling hazardous wastes; prescribes
management controls; establishes permit requirements for treatment, storage, disposal, and
transportation; and identifies some wastes that cannot be disposed of in landfills.

Government Code Section 65962.5 requires the DTSC, the State Department of Health Services, the
SWRCB, and the California Department of Resources, Recycling, and Recovery to compile and
annually update lists of hazardous waste sites and land designated as hazardous waste sites
throughout the state. The Secretary for Environmental Protection consolidates the information
submitted by these agencies and distributes it to each city and county where sites on the lists are
located. Before the lead agency accepts an application for any development project as complete,
the applicant must consult these lists to determine if the site at issue is included.

If any soil is excavated from a site containing hazardous materials, it would be considered a
hazardous waste if it exceeded specific criteria in Title 22, Division 4.5 of the California Code of
Regulations. Remediation of hazardous wastes found at a site may be required if excavation of these
materials is performed, or if certain other soil disturbing activities would occur. Even if soil or
groundwater at a contaminated site does not have the characteristics required to be defined as
hazardous waste, remediation of the site may be required by regulatory agencies subject to
jurisdictional authority. Cleanup requirements are determined on a case-by-case basis with DTSC
guiding the process.

California Department of Pesticide Regulation

The California Department of Pesticide Regulation (DPR) protects human health and the
environment by regulating pesticide sales and use and by fostering reduced-risk pest management
relative to chemical applications. The DPR’s Guide to Pesticide Regulation in California offers
information on pesticide laws and regulations, details about state and local enforcement, and
information about initiatives designed to protect people and the environment (DPR 2017). State
pesticide regulations are some of the most stringent in the country, and they address the effects of
pesticide use on water, ground water, soil, and air (DPR 2020).
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California Occupational Safety and Health Administration

Cal/OSHA is the agency responsible to ensure worker safety in the handling and use of chemicals in
the workplace, and has primary responsibility to develop and enforce workplace safety regulations
concerning the use of hazardous materials in the workplace, including requirements for employee
safety training, availability of safety equipment, accident and illness prevention programs,
hazardous substance exposure warnings, and emergency action and fire prevention plan
preparation. Cal/OSHA also enforces hazard communication program regulations, including
procedures for identifying and labeling hazardous substances. It requires Material Safety Data
Sheets to be available for employee information and training programs.

CCR Title 8 governs the Cal/OSHA lead standard for construction activities, and applies to any
construction activity that may release lead dust or fumes, including, but not limited to, manual
scraping, manual sanding, heat gun applications, power tool cleaning, rivet busting, abrasive
blasting, welding, cutting, or torch burning of lead-based coatings. Unless otherwise determined by
approved testing methods, all paints and other surface coatings are assumed to contain lead,
depending on the application date of the paint or coating.

California Department of Food and Agriculture

The State of California Food and Agricultural Code regulates the use of pesticides. Section 12972
requires that the use of pesticides not result in substantial drift to non-target areas. Section 12977
empowers the regional or local agricultural commissioner to enforce this provision. Section 12982
states that the local health officer shall investigate any health hazard from pesticide use and take
necessary action, in cooperation with the agricultural commissioner, to abate the hazard. CCR Title
3, section 6614 restricts pesticide application when there is a reasonable possibility of substantial
drift to non-target areas; contamination of the bodies or clothing of persons not involved in the
application process; damage to non-target crops, animals, or other public or private property; or
contamination of public or private property, including the creation of a health hazard that prevents
normal use that property.

Hazardous Materials Business Plan

The Hazardous Materials Release Response Plans and Inventory Act, also known as the Business
Plan Act, requires businesses using hazardous materials to prepare a hazardous materials business
plan that describes their facilities, inventories hazardous materials, emergency response plans, and
training programs.

Medical Waste Management Act

The Medical Waste Management Act, codified in California Health and Safety Code 117600-118360,
regulates the generation, handling, storage, treatment and disposal of medical waste. Medical
waste includes any biohazardous, pathology, pharmaceutical, or trace chemotherapy waste that is
not regulated by the federal RCRA; sharps and trace chemotherapy wastes generated in the
diagnosis, treatment, immunization, or care of humans or animals; waste generated in research
pertaining to the production or testing of microbiologicals; and, waste generated in research using
human or animal pathogens.
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c. Local Regulations

County of Santa Cruz General Plan and Local Coastal Program

The County of Santa Cruz adopted the General Plan and Local Coastal Program in 1994. The 1994
General Plan and Local Coastal Program includes the Chapter 6, Public Safety (revised in 2020),
which provides the following objectives and policies pertaining to hazards and hazardous materials
applicable to the proposed project:?

Objective 6.6 Hazardous and Toxic Materials. To eliminate, to the greatest degree possible, the
use of hazardous and toxic materials, and where it is not feasible completely to eliminate the use of
such materials, then to minimize the reduction in the use of such materials, so as to ensure that
such materials will not contaminate any portion of the County's environment, including the land,
water, and air resources of the County.

Policy 6.6.1 Hazardous Materials Ordinance. Maintain the County’s Hazardous Materials
ordinance, placing on users of hazardous and toxic materials the obligation to eliminate or
minimize the use of such materials wherever possible, and in all cases to minimize the release,
emission, or discharge of hazardous materials to the environment, and properly to handle all
hazardous materials and to disclose their whereabouts. Further, maintain the County’s
ordinance relating to ozone-depleting compounds. Ensure that any amendment of existing
ordinance provisions is based on a finding that the amendments will provide protection to the
environment and the community against toxic hazards that is equal to or stronger than the
existing provisions.

Policy 6.6.3 Maintenance of Standards for Use and Control. Ensure that Santa Cruz County
maintains standards for the use and control of hazardous materials which are at least equal in
their protection for the environment and the community to measures imposed by other local
governments within Santa Cruz County, and in adjoining counties.

Santa Cruz County Code

The Santa Cruz County Code contains several chapters that address hazards and hazardous
materials, including Chapter 7.22, Medical Waste, and Chapter 7.100, Hazardous Materials-
Hazardous Waste-Underground Storage Tanks. Chapter 7.22 addresses the California Medical Waste
Management Act and establishes the County Environmental Health Division as the enforcement
agency for the act. Chapter 7.22 requires that medical waste generators obtain and maintain a
permit from the County. Chapter 7.100 addresses general provisions, permits, hazardous materials
management plans, use, handling and storage responsibilities, unauthorized releases, and
administration and enforcement.

4.8.3 Impact Analysis

a. Methodology and Significance Thresholds

This assessment of impacts is based on the ESAs performed by Terracon Consultants, Inc. (2018
Phase | and 2018 Phase I1) and review of records contained in the DTSC Envirostor, DTSC Cortese
List, SWRCB GeoTracker, CalEPA List of Solid Waste Disposal Sites, and CalEPA List of active CDO and
CAOs (DTSC 2020a, DTSC 2020b, SWRCB 2020, CalEPA 2020a, CalEPA 2020b).

1 Recent amendments to the General Plan currently under consideration by the California Coastal Commission renumbered this objective
and these policies 6.9, 6.9.1, and 6.9.3 respectively.
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For the purpose of this analysis, a significant impact would occur if physical changes that could be
facilitated by the proposed project would result in the following conditions, listed in Appendix G of
the CEQA Guidelines:

1. Create a significant hazard to the public or the environment through the routine transport, use,
or disposal of hazardous materials;

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

3. Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances or
waste within one-quarter mile of an existing or proposed school;

4. Belocated on asite which is included on a list of hazardous material sites compiled pursuant to
Government Code Section 65962.5 and, as a result, would it create a significant hazard to the
public or the environment;

5. Fora project located within 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 result in a
safety hazard or excessive noise for people residing or working in the project area;

6. Impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan; or

7. Expose people or structures, either directly or indirectly, to a significant risk of loss, injury or
death involving wildland fires.

Threshold 7, above, relates to wildland fire hazards. Impacts related to wildfire and wildland fires
are discussed in Section 5, Other CEQA Required Discussions.

b. Project Impacts and Mitigation Measures

Threshold 1: Would the project create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous materials?

Impact HAZ-1 OPERATION OF THE PROPOSED PROJECT WOULD INCLUDE THE ROUTINE USE, STORAGE,
OR TRANSPORT OF HAZARDOUS MATERIALS AND MEDICAL WASTES THAT COULD POTENTIALLY CREATE A SAFETY
HAZARD TO THE PUBLIC OR THE ENVIRONMENT. PURSUANT TO COMPLIANCE WITH APPLICABLE STATE AND
FEDERAL LAWS PERTAINING TO HAZARDOUS MATERIALS AND MEDICAL WASTES, IMPACTS WOULD BE LESS THAN
SIGNIFICANT.

The proposed project would involve the routine transport, use, and disposal of hazardous materials
and medical wastes for operation of the medical uses within the medical office building. Materials
associated with the medical uses would include a variety of chemicals and maintenance products.
Patient care activities involve relatively small quantities of hazardous materials, primarily in clinical
offices, cleaning and sterilizing processes, and pharmacies. The types of hazardous materials found
in medical facilities include chemotherapy reagents and other pharmaceuticals; chemicals used to
sterilize equipment; formaldehyde for specimen preservation; and solvents, oxidizers, corrosives,
and stains used in clinical laboratories. Facilities maintenance and utility plant operation would
require various common hazardous materials, including cleaners (which may include solvents and
corrosives, in addition to soaps and detergents); paints; pesticides and herbicides; fuels (e.g.,
diesel); and oils and lubricants. Biohazardous materials and medical wastes, along with chemical
waste, would potentially be generated. There would be potential for spill and release of hazardous
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substances during operation of the medical uses. Federal, state, and local regulations are in place to
protect the public and the environment from adverse impacts related to the routine transport, use,
and disposal of hazardous materials. Disposal of all hazardous materials would be in compliance
with all regulations, such as the Medical Waste Management Act.

Most hazardous materials would generally be stored in small, individual containers of about 5
gallons or less except for the few products that could be stored in large quantities, such as liquid
oxygen or nitrogen. Should accidental releases occur, the consequences of such accidents would not
be severe due to the typically small quantities of materials handled at any particular time.

The project-related effects of hazardous materials handling and storage would generally be limited
to the immediate areas where the materials would be located, because this is where exposure
would be most likely. For this reason, individuals most at risk would be hospital employees, patients,
visitors, or others in the immediate vicinity of the hazardous materials. While the use and handling
of hazardous materials would increase on the project site, existing regulations minimize the risk of
public exposure to hazardous materials.

California Health and Safety Code, Section 25500, et seq. and the related regulations in 19 CCR
2620, et seq., address the storage of hazardous materials in excess of certain quantities. The law
also requires that entities storing hazardous materials are required to submit a Hazardous Materials
Business Plan to their local Certified Unified Program Agency (CUPA) and report releases to the
CUPA or lead agency. The threshold quantities for hazardous materials are 55 gallons for liquids, 500
pounds for solids, and 200 cubic feet for compressed gases measured at standard temperature and
pressure. The CUPA for Santa Cruz County is the Santa Cruz County Environmental Health Division of
the County Health Services Agency. If the project were to store any hazardous material in excess of
these threshold quantities, a Hazardous Materials Business Plan would be prepared for
Environmental Health, detailing the location and quantities of hazardous materials and waste.

Additionally, pursuant Santa Cruz County Code Section 7.100.060, no person or business shall store
any hazardous materials regulated by this County Code until a Hazardous Materials permit has been
issued by the County. Under County Code, should regulated hazardous materials be stored on the
project site, the project applicant or tenant must file a modified Hazardous Materials Management
Plan and obtain the associated Hazardous Materials permit unless the materials are excluded
pursuant to Section 7.100.050 of the County Code. Section 7.100.050 excludes regulated materials
“where it has been demonstrated to the satisfaction of the Health Officer that the material in the
quantity and/or solution stored and/or used does not present a significant actual or potential
hazard to human health, safety, and the environment.” On July 9, 2018, the CSCEHD issued a Policy
to Establish Threshold Quantities for HMMP and Permit Requirement. Pursuant with the policy,
under most circumstances the following quantities of hazardous materials are exempt from permit
requirements:

= Acids in quantities less than 10 gallons or 25 pounds (exclusive of hydrofluoric acid)

= Bases in quantities of less than 10 gallons or 25 pounds

= Combustible and flammable liquids less than 20 gallons

= Sodium hypochlorite solution less than 25 gallons in solution of 12.5 percent (or less)
= Oxygen less than 130 cubic feet

= Acetylene less than 130 cubic feet

To be consistent with California Health and Safety Code 25507, the chemicals in the following
guantities are be excluded from permit requirements:
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» Propane in quantities less than 500 gallons that is for the sole purpose of cooking, heating
employee work areas, and heating water within that facility

= Nonflammable refrigerator gases less than 1000 cubic feet
= Carbon dioxide less than 1000 cubic feet

= Oxygen, nitrogen, and nitrous oxide less than 1000 cubic feet at a physician, dentist, podiatrist,
veterinarian, pharmacist, or emergency medical service provider at their place of business

= Gases classified as hazardous as simple asphyxiates or hazard from pressure release, such as
Argon and Helium, less than 1000 cubic feet

= Gases in closed fire suppression systems.

Therefore, hazardous material stored on-site would be subject to Safety Code, Section 25500, et
seg. and the related regulations in 19 CCR 2620, et seq. depending on quantity stored, and also to
the County’s Hazardous Materials permit, unless exempted by the CSCEHD policy outlined above.
Hazardous materials would be transported via truck to and from the project site. Trucks would be
expected to travel to the project site via Highway 1 and exit at either Soquel Drive or 41 Avenue,
and then turn onto Soquel Avenue to reach the project site. These roadways are not included on the
list of prohibited roads for truck travel (Santa Cruz County Code 9.50.010), and, therefore, are
suitable for travel by trucks. All truck drivers would be required to possess a valid commercial driver
license with requisite hazardous materials endorsements. Additionally, truck drivers would be
subject to federal and state requirements that govern the safe operation of such vehicles (such as
hours of service limits). Moreover, the truck units would be required to undergo regular inspection,
with documentation kept on file for verification by law enforcement or regulatory agencies. These
requirements reduce the potential for hazardous materials releases to occur in the unlikely event of
an accident involving transportation of hazardous material to or from the project site.

In summary, operation of the medical center would not create a significant hazard to the public or
the environment through the routine transport, use, or disposal of hazardous materials. All non-
medical activities discussed above would not require the use of hazardous materials to the extent
which would create a significant impact. All medical activities discussed above would be regulated
by federal, state, and local laws, such as the California Medical Waste Management Act. Therefore,
impacts would be less than significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Impacts would be less than significant, and no mitigation measures are indicated.
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Threshold 2: Would the project create a significant hazard to the public or the environment
through reasonably foreseeable upset and accident conditions involving the release
of hazardous materials into the environment?

Impact HAZ-2 CONSTRUCTION AND OPERATIONS ON THE PROJECT SITE COULD CAUSE EXPOSURE TO
EXISTING CONTAMINATION ON SITE. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION
INCORPORATED.

As described in Section 2, Project Description, the proposed project includes demolition and removal
of existing structures and uses on the project site. The existing vehicles, structures, and pavement
would be removed from the site. Existing debris and waste, as well as demolition debris would be
transported off site and disposed of in accordance with local and state regulatory requirements.
Existing structures on the project site may contain asbestos and/or lead, as the shed and office
building were constructed in the early 1970s. The Phase | ESA prepared by Terracon Consultants,
Inc. on June 15, 2018 (Appendix N) did not include ACMs and LBPs in the evaluation, because access
to structures was not possible. Therefore, it is assumed that ACMs and LBPs are associated with
these structures. Potential release of ACMs and LBPs during demolition activities would be a
potentially significant impact. Implementation of Mitigation Measure HAZ-2a would reduce this
impact to a less-than-significant-level.

Construction of the proposed project may involve use and storage of some materials that are
considered hazardous. Hazardous or flammable materials used during construction would consist
primarily of petroleum hydrocarbons and their derivatives (e.g., gasoline, diesel fuels, oils,
lubricants, and hydraulic fluids) required for the operation of construction equipment. In addition, it
is anticipated that small quantities of additional common hazardous materials would be used and
produced on-site during construction, including antifreeze and used coolant, latex and oil-based
paint, paint thinners and other solvents, cleaning products, and herbicides. These materials would
not be substantially different from chemicals and solvents already in general and wide use
throughout the County and in the vicinity of the project site. The use of hazardous materials during
project construction would be in accordance with all applicable state and federal laws, such as the
Hazardous Materials Transportation Act, RCRA, and the CCR Title 22. Therefore, the use of
hazardous materials during demolition and construction would not create a significant risk to the
public or environment. Impacts would be less than significant.

The project site is bounded on the north by Soquel Avenue and. Additionally, Highway 1 is located
approximately 100 feet north of the project site. Soquel Avenue is designated as an arterial roadway
by the Santa Cruz County General Plan (1994). In the unlikely event of an accident involving the
transport of hazardous wastes and materials on roadways abutting the site, the health of people in
the area could be adversely affected. The Santa Cruz County Hazardous Materials Area Plan (January
2017 Update) summarizes how the County deals with hazardous materials spills or releases. The
Santa Cruz Hazardous Materials Interagency Team is comprised of approximately 30 members from
various fire departments throughout Santa Cruz County who are part of a trained team of
specialized professionals. The hazardous technicians and specialists rotate shift coverage 24 hours
per day, 365 days per year. Additionally, Environmental Health has five hazardous materials
specialists, with one on-call at all times (County of Santa Cruz 2017).

United States EPA and DOT laws and regulations have been promulgated to track and manage the
safe interstate transportation of hazardous materials and waste. United States EPA administers
permitting, tracking, reporting, and operations requirements established by RCRA. DOT regulates
the transportation of hazardous materials through implementation of the Hazardous Materials
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Transportation Act. This act administers container design and labeling and driver training
requirements. State and local agencies enforce the application of these acts and provide
coordination of safety and mitigation responses in case of an accident involving hazardous
materials. Enforcement of these acts and rapid response by local agencies would ensure that
hazards to the public or environment through reasonably foreseeable upset and accident conditions
involving the release of hazardous materials into the environment are less than significant.

A Phase | ESA and Phase Il ESA were performed for the project site, which identified environmental
conditions associated with a historical sump and automotive maintenance and dismantling
operations. Soil and soil gas sample data identified the presence of TPH, dieldrin, arsenic, and lead
above acceptable ESLs. The Phase Il ESA also reported concentrations of VOCs and PCE that could
indicate higher concentrations of these contaminants within site soils, though the samples were
below ESLs. Impacts to project construction workers, visitors, and employees of the project would
be potentially significant. Mitigation Measures HAZ-2b and HAZ-2c¢, below, would reduce these
impacts through the implementation of a soil management plan and site remediation actions for the
protection of public health or safety or the environment during development activities. Following
implementation of these measures, impacts would be less than significant.

Mitigation Measures

HAZ-2a Asbestos and Lead

Pursuant to Cal/OSHA regulations, each structure constructed before 1978 within the project site
shall inspected by a qualified environmental specialist for the presence of ACMs and LBPs prior to
obtaining a demolition permit from the County of Santa Cruz Planning Department. If ACMs and
LBPs are found during the investigations, the project applicant shall develop a remediation program
to ensure that these materials are removed and disposed of by a licensed contractor in accordance
with all federal, state, and local laws and regulation, subject to approval by the Monterey Bay Air
Resources District, and Santa Cruz County Environmental Health, as applicable. Any hazardous
materials that are removed from the structures shall be disposed of at an approved landfill facility in
accordance with federal, state, and local laws and regulations.

HAZ-2b  Soil Management Plan

Before the issuance of a grading permit, impacted soil on the project site shall be mitigated in
accordance with a Soil Management Plan prepared for the entire project area. The laboratory data
for the impacted soil shall be used to profile the soil for transport, treatment, and recycling at a
licensed treatment facility. The Soil Management Plan shall also include health and safety
information for workers and the general public, and shall inform the various contractors and
workers of the presence of impacted soil and the appropriate measures to safely deal with the soil.
The Soil Management Plan shall be submitted to and approved by the CSCEHD prior
commencement of ground disturbance within the project site.

HAZ-2c Site Remediation

Prior to construction of the project, additional hazardous material site evaluations shall be
implemented, per the recommendations included in the Phase Il ESA dated October 25, 2018, by
Terracon, following removal of existing barriers to full site access:

1. Conduct further evaluation of the location and conditions of the suspected drain and sump.
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2.

5.

Access the interior portions of the site with hand-sampling / limited access equipment to
facilitate soil sampling of TPH, VOC, and lead within the site tenant operation areas.

Conduct additional surface soil sampling in the vicinity of boring SV10 and inaccessible portions
of the site, including tenants who perform landscaping operations, to evaluate the presence or
absence of organochlorine pesticides.

Evaluate groundwater for the presence of petroleum hydrocarbons and solvents. Advance a
minimum of two deep soil borings using hollow-stem auger drilling equipment to a depth of 75
feet below ground surface.

Investigate soil vapor in the interior of the tenant operation areas.

Additionally, additional hazardous material site evaluations shall be implemented, per the
recommendations of the CSCEHD, including:

1.

Historical use of the project site includes the possibility of agricultural land use from the early
1910s through the late 1950s. Based on historical site use, further organochlorine pesticides
sampling and characterization shall be conducted. Organochlorine pesticides sampling and
characterization shall be conducted at locations throughout the project site, in such a way, that
soils across the entire site are characterized, such as placing samples on a grid.

Because arsenic is known to naturally occur in areas of Santa Cruz County, a site-specific arsenic
background concentration for soil should be developed for the subject site. Based on prior
detected arsenic concentrations in the County of Santa Cruz, the detections of arsenic that are
most likely to exceed background concentrations would be the soil samples collected from B3,
B5, and B6 at depths of 0.5 feet below ground surface, where arsenic was detected at 13.9
milligrams per kilogram (mg/kg), 12.0 mg/kg, and 8.84 mg/kg, respectively, according to the
Phase Il ESA.

A Site Mitigation Program Well Permit must be approved by CSCEHD prior to the destruction of
or addition of new gas monitoring wells.

Laboratory results for all media shall be compared at a minimum to the current version of each
of the following guidance screening concentrations: (1) ESLs published by the San Francisco Bay
Regional Water Quality Control Board; (2) screening levels from the DTSC Office of Human and
Ecological Risk (HERO) Human Health Risk Assessment Note Number 3 or, for chemicals without
a Note 3 value, the USEPA Regional Screening Levels for Chemical Contaminants at Superfund
Sites (RSLs); (3) for soil only, the RSLs for protection of groundwater; (4) for metals in soil only,
the background concentrations, if established; and (5) for groundwater only, the groundwater
cleanup goals based on the Water Quality Control Plan (Basin Plan) established by the Central
Coast Regional Water Quality Control Board.

Upon completion of the above items, and pending testing and analysis results, construction of the
project shall include on-site remediation and engineering controls such as capping, vapor barrier,
and proper air exchanges. This shall be required in areas that indicate contamination above the
residential ESLs. A work plan for remediation shall be prepared in accordance with all applicable
federal, state and local regulations prior to issuance of a grading permit. The work plan shall be
submitted to and approved by the CSCEHD prior to commencement of remediation fieldwork or
ground-disturbing activities.

4.8-14



Environmental Impact Analysis
Hazards and Hazardous Materials

Significance after Mitigation

Implementation of these mitigation measures would reduce this impact to less than significant by
ensuring proper handling of contaminated soils and remediation of existing hazardous materials
potentially on-site.

Threshold 3: Would the project emit or handle hazardous emissions or acutely hazardous
materials, substances, or waste within 0.25 mile of an existing or proposed school?

Impact HAZ-3 THE PROJECT SITE IS LOCATED WITHIN ONE-QUARTER MILE OF AN EXISTING SCHOOL,
AND DEMOLITION OF EXISTING USES COULD EMIT AIRBORNE ASBESTOS OR LEAD. IMPACTS WOULD BE LESS THAN
SIGNIFICANT WITH INCORPORATION OF MITIGATION.

The proposed project is located approximately 350 feet south of Good Shepherd School, which is
located at 2727 Mattison Lane, across Highway 1 from the project site. As discussed under Impact
HAZ-1, operation of the medical office building would involve the transport and use of hazardous
materials and medical waste, which would be conducted in accordance with applicable federal,
state, and local regulations. Therefore, operation of the medical office building would not create a
significant hazard to the nearest school through the routine transport, use, or disposal of hazardous
materials.

During construction, minor amounts of potentially hazardous materials such as fuels, lubricants, and
solvents could be used. However, the transport, use, and storage of hazardous materials during
construction would be conducted in accordance with all applicable state and federal laws, such as
the Hazardous Materials Transportation Act, RCRA, and the CCR Title 22.

Demolition of existing structures could result in release of airborne asbestos or lead. However,
Mitigation Measure HAZ-2a, described above, would ensure any asbestos- or lead-containing
materials are properly removed and disposed of prior to demolition. Therefore, construction activity
would not generate hazardous emissions.

Mitigation Measures

Implementation of mitigation measure HAZ-2a, above, is required.

Significance after Mitigation

Implementation of Mitigation Measure HAZ-2a would reduce this impact to less than significant by
ensuring that any ACM or lead-containing materials are properly removed and disposed of, thus
reducing the exposure of the nearby school to ACM and lead contaminants.
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Threshold 4: Would the project be located on a site that is included on a list of hazardous material
sites compiled pursuant to Government Code Section 65962.5 and, as a result, would
it create a significant hazard to the public or the environment?

Impact HAZ-4 NO ACTIVE LISTED HAZARDOUS MATERIALS SITES, AS LISTED PURSUANT TO GOVERNMENT
CODE SECTION 65962.5, ARE LOCATED ON THE PROJECT SITE OR WITHIN ONE-QUARTER MILE OF THE SITE.
THERE WOULD BE NO IMPACT.

The following hazardous materials databases were searched in June 2020:

= State Water Resources Control Board (SWRCB) GeoTracker database (2020)
= Department of Toxic Substances Control (DTSC) EnviroStor database (2020a)
= Cortese List: Section 65962.5 (DTSC 2020b)

= CalEPA List of Solid Waste Disposal Sites (2020a)

= CalEPA List of active Cease and Desist Orders (CDOs) and Cleanup and Abatement Orders (CAQS)
(CalEPA 2020b).

Based on this search, no open or active hazardous cleanup sites are located within 0.25 mile of the
site. The GeoTracker database was the only database that listed sites within 0.25 mile of the project
site; however, all five listed sites are closed. The project site itself was not listed on any of these
sites. Therefore, the proposed project would not create a significant hazard to the public associate
with hazardous material sites. The proposed project would have no impact.

Mitigation Measures

No mitigation measures are required.

Significance after Mitigation

The proposed project would have no impact.

Threshold 5:  Would the project be located within 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 result in a safety hazard or excessive noise for people residing or
working in the project area?

Impact HAZ-5  THE PROPOSED PROJECT IS NOT WITHIN AN AIRPORT LAND USE PLAN OR WITHIN TWO
MILES OF A PUBLIC AIRPORT OR PUBLIC USE AIRPORT. THERE WOULD BE NO IMPACT.

There are no operational public use airports in the vicinity of the proposed project. The nearest
airport, Watsonville Municipal Airport, is located approximately 10 miles southeast of the project
site. The project site is thus is not located within any adopted airport land use plan. There would be
no impact.

Mitigation Measures

No mitigation measures are required.

Significance after Mitigation

The proposed project would have no impact.
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Threshold 6: Would the project impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan?

Impact HAZ-6 THE PROPOSED PROJECT WOULD NOT INTERFERE WITH ANY ADOPTED EMERGENCY
RESPONSE PLAN OR EMERGENCY EVACUATION PLAN. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

The project site would be accessed via two driveways on Soquel Avenue, one limited to use by
ambulance and service vehicles. The minimum driveway width would be 16 feet at the inbound
main driveway. The outbound main driveway includes two driving lanes for a total width of 24 feet.
The ambulance and service vehicle driveway would also be 24 feet in width, providing space for one
inbound and one outbound lane. The site circulation plan provides a turn-around area for both
access areas, which do not connect. With dual access, and a minimum drive width of 16 feet, the
project site would provide adequate circulation to allow for emergency evacuation. While the
County of Santa Cruz does not have a specified evacuation route, the project is in the vicinity of
Highway 1 and Soquel Avenue, which provide regional access to the area and would allow for
evacuation from the area.

The County of Santa Cruz Operational Area Emergency Management Plan addresses the planned
response to large scale emergency incidents in Santa Cruz County. The plan provides guidance to
area agencies involved in protecting public health and safety and preparing for and responding to
all-hazards. The Emergency Management Plan provides guidance and describes roles and
responsibilities. The project would not impede the implementation of the plan.

Due to the project site access, on-site circulation, and accessibility to regional roads for evacuation,
the project would not impede emergency response or evacuation. The project would not impede
the implementation of any emergency access plan or response plan. Impacts would be less than
significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Impacts would be less than significant, and no mitigation measures are indicated.
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Threshold 7: Would the project expose people or structures, either directly or indirectly, to a
significant risk of loss, injury, or death involving wildland fires?

Threshold 7 relates to wildland fire hazards. Impacts related to wildfire and wildland fires are
discussed in Section 5, Other CEQA Required Discussions.

4.8.4 Cumulative Impacts

Although some hazardous materials cover a large area and interact with other releases (e.g.,
atmospheric contamination, contamination of groundwater aquifers), incidents of hazardous
materials contamination are more typically isolated to a small area, such as leaking underground
storage tank sites or release at individual businesses. These relatively isolated areas of
contamination typically do not interact in a cumulative manner with other sites of hazardous
materials contamination. However, if the project would create a new site of contamination or
contribute substantially to a hazardous condition in the general project area, it could be considered
to contribute to a cumulative impact.

The CSCEHD, which is the local CUPA for both unincorporated Santa Cruz County and the cities of
Santa Cruz, Scotts Valley, Capitola, and Watsonville, implements local, state, and federal laws and
regulations regarding the storage, use, transport, and disposal of hazardous materials through
routine site inspections.

Some of the reasonably foreseeable future projects listed in Table 3-1, in Section 3, Environmental
Setting, would require the use or disposal of hazardous materials, such as the Dominican Hospital
project and Nissan Dealership project. These projects would be subject to the same hazardous
materials regulation. Furthermore, these projects would be required to implement project-specific
mitigation, consistent with applicable laws and regulations related to the transport, use, and
disposal of hazardous materials, to reduce any significant hazardous materials impacts. Additionally,
the risk of more than one accident involving hazardous materials occurring concurrently is
negligible. Therefore, assuming compliance with applicable laws and regulations for nearby projects,
cumulative impacts from hazardous materials during project construction and operation are
considered less than significant.
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4.9  Hydrology and Water Quality

This section evaluates the environmental effects related to hydrology and water quality associated
with implementation of the proposed project. The analysis includes a review of the local hydrologic
setting, surface water, groundwater, water quality, and flooding. The existing environmental and
regulatory setting for water resources is described, and potential impacts of the proposed project
are analyzed.

Water supply and wastewater conveyance and treatment are discussed in Section 4.16, Utilities and
Service Systems. Impacts regarding wetlands and other waters subject to the federal or state
jurisdiction are discussed in Section 4.3, Biological Resources.

49.1 Setting

a. Hydrologic Setting

The project area lies within the Coast Range Geomorphic Province. This province is characterized by
parallel northwest trending mountain ranges formed over the past 10 million years or less by active
uplift related to complex tectonics of the San Andreas fault/plate boundary system (California
Geological Survey 2002).

The proposed project is located along the coastal plain within Santa Cruz County. The coastline in
Santa Cruz County is situated on an uplifted marine terrace — one of the many marine terraces that
form the uplands east of Highway 1 along the coastal flank of the Santa Cruz Mountains. In general,
surface water runoff originates in the upland areas and is conveyed by various coastal creeks across
the marine terraces to Monterey Bay. During the last approximately one million years, coastal uplift,
together with an oscillating sea level, caused the streams to incise deep canyons across the marine
terraces. Lagoon environments and beaches, built by sediment carried in the creeks, formed at the
coast where these creeks and canyons meet the Pacific Ocean. Ongoing accumulation of sediment
transported by the creeks and coastal erosion processes continue to sculpt the Santa Cruz County
coastline (Soquel Creek Water District 2018).

The coastal plains within this region have a Mediterranean climate with mild rainy winters and
warm dry summers. The project area is located along the western margin of the Coast Range and
the climate is dominated by the Pacific Ocean. The project area is characterized by moderate coastal
climate with mild, wet winters and generally dry summer days, which are often overcast or have
coastal fog and cool temperatures. The average maximum temperature varies between
approximately 60 degrees Fahrenheit in December and January, to approximately 75 degrees
Fahrenheit in August and September. Average annual precipitation is approximately 30 inches, with
the majority of the precipitation falling between November and March and typically very little or no
precipitation falling between June and August (Soquel Creek Water District 2018).

b. Surface Water

The State Department of Water Resources (DWR) divides surface watersheds in California into ten
Hydrologic Regions (HRs). The project area is in the Central Coast HR. This region covers
approximately 7.22 million acres and includes all of Santa Cruz, Monterey, San Luis Obispo, and
Santa Barbara counties, and parts of San Benito, San Mateo, Santa Clara, and Ventura counties.
Major geographic features that define the region include the Pajaro, Salinas, Carmel, Santa Maria,
Santa Ynez, and Cuyama valleys; the coastal plain of Santa Barbara; and the Coast Range. The region
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is largely defined by the northwest-trending southern Coast Range, with a climate generally
classified as Mediterranean. Major drainages in the Central Coast HR include the Salinas, Cuyama,
Santa Ynez, Santa Maria, San Antonio, San Lorenzo, San Benito, Pajaro, Nacimiento, Carmel, and Big
Sur rivers (DWR 2003). The region depends heavily on groundwater, which makes up the vast
majority of available water supply, but recycled water is becoming a more plentiful, supplemental
source for agricultural and other non-potable uses (DWR 2009). The Central Coast Regional Water
Quality Control Basin (RWQCB) governs basin planning and water quality in the Central Coast HR
(Central Coast RWQCB 2016).

DWR subdivides HRs into Hydrologic Units (HU), otherwise referred to as major watersheds or
hydrologic sub-areas. The project site is located in the Big Basin HU (Central Coast RWQCB 2016).
Within the Big Basin HU, the area is further divided into smaller sub-watersheds; the project site is
located with the Arana Gulch-Rodeo watershed. The Arana Gulch-Rodeo watershed drains a 3.5
square-mile area at the outer (eastern) edges of the City of Santa Cruz. The project site lies in near
three drainages. Rodeo Creek Gulch lies 0.25 mile to the east, Leona Creek 0.6 mile southwest, and
Arana Gulch 0.75 mile west. Other waterways and water bodies in this watershed include Arana
Gulch, Leona Creek, Schwann Lake, Rodeo Creek Gulch, and several unnamed drainages. Schwann
Lake (also known as Schwann Lagoon) is located within the Twin Lakes State Beach area between
Corcoran Lagoon to the east and the Santa Cruz Small Craft Harbor to the west. Schwann Lake is
supplied by flows from three streams, the largest being Leona Creek, draining a 1.1-mile urbanized
area (County of Santa Cruz Environmental Health 2016).

Principal land uses in the watershed are urban, primarily residential, commercial, and light
industrial. The area also includes institutional areas such as schools, hospitals, and cemeteries.
Habitat types present in the watershed include wetlands and freshwater marsh, streambank
vegetation, mixed evergreen/mixed broadleaf forest, and a few patchy areas of chaparral habitat.
High sediment loads threaten the quality of habitat for the steelhead trout and other aquatic
species in Arana Gulch. Reducing the delivery of sand and sediments to Arana Gulch, its tributaries,
and the Santa Cruz Small Craft Harbor, as well as providing passage for anadromous fish to the
eastern and central branches of Arana Gulch are identified as principal goals for the Arana Gulch
watershed. The City of Santa Cruz provides potable water to residents living in this watershed, and
pumps groundwater from the Beltz wells near Rodeo Creek Gulch (County of Santa Cruz
Environmental Health 2016).

c. Groundwater

The primary source of water for urban uses and agricultural operations within Santa Cruz County is
groundwater. None of the three major groundwater basins in Santa Cruz County are adjudicated,
and all three are in some level of overdraft. Adjudicated means that groundwater pumping rights
have been set by a court or Board decision. Overdraft means that more water is extracted from the
aquifers than is naturally recharged through the soils and stream valleys. Santa Cruz County
designates the areas where major groundwater recharge or infiltration is known to occur as Primary
Groundwater Recharge (PGR) zones. PGR zones are given special consideration and protection from
development to allow the aquifers to maintain the quantity and quality of groundwater recharge.
The project site is not within a PGR, but Rodeo Creek to the east of the site is a PGR (County of Santa
Cruz 2020).

The California DWR’s Bulletin 118 is the State’s official compendium on groundwater, and it defines
the boundaries and describes the hydrologic characteristics of California’s groundwater basins. The
California DWR periodically updates Bulletin 118, which includes revising the basin boundaries as
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applicable. An interim update of Bulletin 118 was released in 2003 and again in 2016 (DWR 2003,
2016).

In the 2003 update of Bulletin 118, the project site was underlain by the West Santa Cruz Terrace
Basin. As part of the Santa Cruz Mid-County Groundwater Agency’s (MGA’s) 2016 Groundwater
Sustainability Agency (GSA) application, the former Soquel Valley Basin was expanded to include
portions of three adjacent basins— West Santa Cruz Terrace Basin, the former Santa Cruz Purisima
Formation Basin, and the original Pajaro Valley Basin. This change was reflected in the 2016 update
of Bulletin 118 revised the boundaries, and the Soquel Valley Basin was then renamed the Santa
Cruz Mid-County Basin.

The Santa Cruz Mid-County groundwater basin is bounded by the Pajaro Valley basin to the
southeast and the Santa Margarita basin to the northwest. The southern boundary follows the
Pacific Ocean up to the Santa Cruz Small Craft Harbor. The western boundary follows the watershed
boundary between Carbonera Creek and Branciforte Creek up through Blackburn Gulch. The Santa
Cruz Mid-County Groundwater Basin consists of the Purisima Formation and the Aromas Formation,
both of which extend under the Pajaro Valley. The groundwater basin is managed by a joint-powers
agency known as the MGA and consisting of the County of Santa Cruz, the City of Santa Cruz, the
Soquel Creek Water District, and the Central Water District. In its final January 2016 list, DWR
defined this basin as being subject to conditions of critical overdraft. The basin boundary was
recently approved by DWR (and the MGA has been accepted as the GSA) for the basin. See Section
4.9.2, Regulatory Setting, below for more information on the Sustainable Groundwater
Management Act. Historic over-pumping of the basin beyond the sustainable yield has created
serious problems in the basin, particularly seawater intrusion. Because the Purisima and Aromas
Formations extend offshore beneath Monterey Bay, overdraft of the basin has pulled seawater into
the aquifer beneath the inland areas.

d. Water Quality

Water quality in the project area is regulated by the Central Coast RWQCB, which sets water quality
standards in the Water Quality Control Plan for the Central Coastal Basin (Basin Plan) (Central Coast
RWQCB 2016). The Basin Plan identifies beneficial uses for surface water and groundwater and
establishes water quality objectives to attain those beneficial uses. The identified beneficial uses
and the water quality objectives to maintain or achieve those uses are together known as water
quality standards. The Central Coast RWQCB designates beneficial uses for some individual
waterbodies in the Central Coast Basin. All other waterbodies not designated individually are
assigned the designated uses of municipal and domestic water supply and protection of recreation
and aquatic life. Table 4.9-1 presents the designated beneficial uses listed in the Basin Plan for these
two surface waters.

The Clean Water Act 303(d) list is a register of impaired and threatened waters which the Clean
Water Act requires all states to submit for United States (U.S.) Environmental Protection Agency
(USEPA) approval. The list identifies all waters where the required pollution control measures have
so far been unsuccessful in reaching or maintaining the required water quality standards. Waters
that are listed are known as “impaired.” Both Rodeo Creek Gulch and Arana Gulch are classified as
category 5 on the 303(d) list (State Water Resources Control Board [SWRCB] 2017). Category 5
indicates that a total maximum daily load (TMDL) is required but not yet completed. Common
impairments for these waterbodies include pesticides, solvents, bacteria, nutrients, nitrates, low
dissolved oxygen, pH imbalances, sedimentation, and turbidity. Table 4.9-1 presents the beneficial
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uses as well as the TMDL and water quality concern for impaired streams in the within the project
vicinity.

Table 4.9-1 Basin Plan Beneficial Uses

Waterbody Beneficial Uses TMDL/Water Quality Concern

Rodeo Creek Gulch Municipal; Agricultural; Industrial; Groundwater High Turbidity and pH
Recharge; Water Contact Recreation; Non-Contact
Water Recreation; Wildlife Habitat; Cold Fresh Water
Habitat; Spawning, Reproduction and/or Early
Development; Freshwater Replenishment; Commercial
& Sport Fishing

Arana Gulch Municipal; Groundwater Recharge; Water Contact Chlorpyrifos, E. coli, Fecal
Recreation; Non-Contact Water Recreation; Wildlife Coliform, Sediment
Habitat; Cold Fresh Water Habitat; Spawning,
Reproduction and/or Early Development; Rare,
Threatened, or Endangered Species; Freshwater
Replenishment; Commercial & Sport Fishing

Schwann Lake Ocean, Commercial, and Sport Fishing; Shellfish E. coli, Fecal and Total Coliform,
Harvesting; Preservation of Rare and Endangered Nutrients
Species; Spawning, Reproduction, and/or Early
Development; Preservation of Biological Habitats of
Special Significance; Warm Freshwater Habitat; Wildlife
Habitat; Water Contact Recreation; Non-Contact Water
Recreation

Pacific Ocean (Point Aflo  Industrial Service Supply, Ocean, Commercial, and Sport  PCBs, Dieldrin, Chlordanes, and
Nuevo to Soquel Point) Fishing; Shellfish Harvesting; Preservation of Rare and DDTs

Endangered Species; Wildlife Habitat; Water Contact

Recreation; Non-Contact Water Recreation

Source: Central Coast RWQCB 2016

e. Flood Hazards

Flood Hazard Zones

Flood hazards can occur when the amount of rainfall exceeds the infiltration capacity of the
surrounding landscape or the conveyance capacity of the storm water drainage system. The Federal
Emergency Management Agency (FEMA) delineates regional flooding hazards as part of the National
Flood Insurance Program. FEMA identifies flood hazard risks through its Flood Insurance Rate Map
(FIRM) program. Higher flood risk zones are called Special Flood Hazard Areas; these areas have a
one percent chance or greater of flooding in any given year (also called the 100-year flood).
Although a 100-year flood will, on average, occur once every 100 years, the probability of a 100-year
flood is one percent for any particular year. Two 100-year floods could occur in the same year or
even in the same month, but the likelihood that two 100-year flood events would occur
consecutively is very small. The project site is mapped on Santa Cruz County FIRM Panel 351. The
project site is in an Area of Minimal Flood Hazard (Zone X) (FEMA 2012).

Tsunami and Seiche

The project site is located approximately 1.5 miles from the shoreline of the Pacific Ocean and is not
located in a Tsunami Inundation Area as shown on the 2009 Tsunami Inundation Map for
Emergency Planning, Soquel Quadrangle (California Department of Conservation 2009). Also, no
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enclosed waterbodies are located near the project site and therefore the site would not be subject
to inundation by seiche’.

Drainage

The project site is located just south of the Soquel Avenue frontage road to Highway 1. The site is
bounded by an industrial storage parcel and nursery to the east, a mobile home park to the south,
an assisted living facility to the southwest, Live Oak Business Park to the west, and an industrial
property to the northwest.

Currently, the site is used as a junkyard and for miscellaneous storage for boats, trucks, recreational
vehicles, shipping containers, and other equipment. There is little vegetation on-site, and no natural
waterways. There are a number of appurtenant buildings on-site, including sheds, trailers and
storage buildings. The rest of the site is a mix of hardscape, hardpacked dirt, gravel, decomposed
asphaltic concrete and pervious grasses. At present, the site is 26 percent impervious, with the dirt,
gravel and degraded asphaltic concrete conservatively counted at 50 percent pervious and 50
percent impervious (Ifland Engineers 2019).

The existing site generally slopes in a southwesterly direction, with approximately 7 feet of fall
across the site, with slopes generally between 0 to 5 percent. The general Natural Resources
Conservation Service (NRCS) soils classification in the site area is Elkhorn Sandy Loam, a deep, well-
drained soil with moderately slow permeability. The NRCS saturated conductivity of the limiting
layer of soil is estimated at 0.383 inch per hour. A geotechnical investigation was completed by Dees
& Associates, Inc., dated September 2018. Subsurface conditions are similar to that of the NRCS
classification with interbedded layers of clayey sand and sandy clay to a depth of approximately 20
feet, underlain by sandy gravel and sand stone encountered at a depth of approximately 40 feet.
There is also a layer of loose fill that covers the project site with an average depth of 3 feet.
Groundwater was reported in three of eight boring holes at depths varying from 9 to 43.5 feet.
Perched groundwater was also found above clay layers in some of the borings, and there is potential
for perched groundwater to develop during and following the rainy season. It is expected that the
average seasonal high groundwater table may vary from the groundwater encountered during the
borings (Ifland Engineers 2019).

Along with borings, Dees and Associates provided percolation test results for two areas of the site.
The first test was performed at the south end of the site, and the second in the driveway near the
front of the proposed medical office building. Infiltration rates of 0.01 inch per hour and 0.03 inch
per hour, respectively, were documented at the level where infiltration would occur (Ifland
Engineers 2019).

A patchwork of storm drain improvements exists around the site, which conveys runoff generally to
the southeast toward Rodeo Creek Gulch. Currently, along the south side of the project frontage on
Soquel Avenue, there is a drainage ditch which flows toward the northeastern corner of the
property. There is a 36-inch diameter concrete culvert that terminates near the northern property
line of the site. This culvert conveys runoff from the drive-in movie theater/flea market site, Good
Shephard School, and an apartment complex to the north of Highway 1, and the culvert outfalls into
the drainage ditch. Runoff in the drainage ditch is picked up through an 18-inch corrugated metal
pipe culvert, then conveyed generally to the south through a system of pipes, vegetated swales, and
open concrete channels, until it reaches the Greystone subdivision, at which point it is conveyed

1 A seiche is a wave or disturbance of water level that may occur in any semi- or fully enclosed body of water. Seiches are
typically caused when strong winds and rapid changes in atmospheric pressure push water from one end of a body of water to the other.
When the wind stops, the water rebounds to the other side of the enclosed area.
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through a closed pipe system through the development to Mattison Lane. At the bend in Mattison
Lane, the collection system turns to the east and outfalls into Rodeo Creek Gulch, approximately
1,350 feet southeast of the project site (Ifland Engineers 2019).

At present, there are minimal on-site storm drain improvements. Runoff from the site is either
retained on-site or allowed to flow uncontrolled off-site to neighboring properties. Approximately
24 percent of the site drains west to the Live Oak Business Park, where it is collected in catch basins.
From here, it travels south in the storm drain along Chanticleer Avenue, until it reaches an outfall in
Rodeo Creek Gulch near Ivy Lane, approximately 3,700 feet to the south. The remaining 76 percent
of the site drains into Rodeo Creek Gulch through the existing storm drain system described above
(Ifland Engineers 2019).

4.9.2 Regulatory Setting

Hydrology and water quality are governed by a multiple regulations and laws at the federal, state,
and local levels that would apply to the proposed project, these regulations are summarized below.

a. Federal Regulations

Clean Water Act

In 1972, Congress passed the Federal Water Pollution Control Act, commonly known as the Clean
Water Act, with the goal of “restor[ing] and maintain[ing] the chemical, physical, and biological
integrity of the Nation’s waters” (33 United States Code § 1251(a)). The Clean Water Act directs
states to establish water quality standards for all “waters of the United States” and to review and
update such standards on a triennial basis. Section 319 mandates specific actions for the control of
pollution from non-point sources. The USEPA has delegated responsibility for implementation of
portions of the Clean Water Act, including water quality control planning and control programs,
such as the National Pollutant Discharge Elimination System (NPDES) Program, to the SWRCB and
the RWQCBs.

Section 303(c)(2)(b) of the Clean Water Act requires states to adopt water quality standards for all
surface waters of the U.S. based on the water body’s designated beneficial use. Water quality
standards are typically numeric, although narrative criteria based upon biomonitoring methods may
be employed where numerical standards cannot be established or where they are needed to
supplement numerical standards. Water quality standards applicable to the project are contained in
the Basin Plan (Central Coast RWQCB 2016).

Section 303(d) of the Clean Water Act bridges the technology-based and water quality-based
approaches for managing water quality. Section 303(d) requires that states make a list of waters
that are not attaining standards after the technology-based limits are put into place. For waters on
this list (and where the USEPA administrator deems they are appropriate), states are to develop
TMDLs, which are established at the level necessary to implement the applicable water quality
standards. A TMDL must account for all sources of the pollutants that caused the water to be listed.
Impaired water bodies in the project vicinity, including the pollutants that cause impairments, and
the potential sources of the pollutants are outlined in Table 4.9-1 above.

Clean Water Act Section 401

Under Section 401 of the Clean Water Act, a federal agency may not issue a permit or license to
conduct any activity that may result in any discharge into waters of the U.S. unless a Section 401
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water quality certification is issued, verifying compliance with water quality requirements,

or certification is waived. Authorized Native American tribes and states where the discharge would
originate are generally responsible for issuing water quality certifications. In California, the RWQCBs
issue water quality certifications, which are issued in conjunction with any federal permit (e.g.,
permits issued by the U.S. Army Corps of Engineers [USACE] under Section 404 of the Clean Water
Act, described below). Section 401 of the Clean Water Act provides the SWRCB and the RWQCBs
with the regulatory authority to waive, certify, or deny any proposed activity that could result in a
discharge to surface waters of the State. To waive or certify an activity, these agencies must find
that the proposed discharge would comply with state water quality standards, including those
protecting beneficial uses and water quality. If these agencies deny the proposed activity, the
federal permit cannot be issued. This water quality certification is generally required for projects
requiring Section 404 authorization involving the discharge of dredged or fill material to wetlands or
other waters of the U.S.

Clean Water Act Section 402

Section 402 of the Clean Water Act requires that all construction sites on an acre or greater of land,
as well as municipal, industrial and commercial facilities discharging wastewater or stormwater
directly from a point source (e.qg., pipe, ditch, or channel) into a surface water of the U.S. must
obtain permission under the NPDES permit. All NPDES permits are written to ensure that the surface
water receiving discharges will achieve specified water quality standards.

According to federal regulations, NPDES permit coverage for stormwater discharges associated with
construction activity can be obtained through individual state permits or general permits. Individual
permitting involves the submittal of specific data on a single construction project to the appropriate
permitting agency that will issue a site-specific NPDES permit to the project. NPDES coverage under
a general permit involves the submittal of a Notice of Intent by the regulated construction project
that they intend to comply with a general permit to be developed by USEPA or a state with
delegated permitting authority.

In California, the NPDES program is administered by the SWRCB through the RWQCBs and requires
municipalities to obtain permits that outline programs and activities to control wastewater and
stormwater pollution. The Federal Clean Water Act prohibits discharges of stormwater from
construction projects unless the discharge is in compliance with an NPDES permit. The SWRCB is the
permitting authority in California, and adopted an NPDES General Permit for Stormwater Discharges
Associated with Construction and Land Disturbance Activities (Construction General Permit) (Order
2009-0009, as amended by Orders 2010-0014-DWQ and 2012-006-DWQ). Containment and spill
cleanup are also encompassed in the Storm Water Pollution Prevention Plan (SWPPP). This includes
inspections for spills, a requirement that chemicals be stored in watertight containers with
secondary containment to prevent spillage or leakage, procedures for addresses hazardous and
non-hazardous spills, including a spill response and implementation procedure, include on-site
equipment for cleanup and spills, and spill training for construction personnel.?

The Order applies to construction sites that include one or more acre of soil disturbance.
Construction activities include clearing, grading, grubbing, excavation, stockpiling, and
reconstruction of existing facilities involving removal or replacement. The Construction General
Permit requires that the landowner and/or contractor file permit registration documents prior to
commencing construction and then pay a fee annually through the duration of construction. These

2 See https://www.waterboards.ca.gov/water_issues/programs/stormwater/docs/constpermits/wgo 2009 0009 complete.pdf
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documents include a notice of intent, risk assessment, site map, SWPPP, and signed certification
statement. The SWPPP must include measures to ensure that: all pollutants and their sources are
controlled; non-stormwater discharges are identified and eliminated, controlled, or treated,; site
Best Management Practices (BMPs) are effective and result in the reduction or elimination of
pollutants in stormwater discharges and authorized non-stormwater discharges; and BMPs installed
to reduce or eliminate pollutants after construction are completed and maintained. The
Construction General Permit specifies minimum BMP requirements for stormwater control based on
the risk level of the site. The Permit also specifies minimum qualifications for a qualified SWPPP
developer and qualified SWPPP practitioner.

The County of Santa Cruz has developed a Stormwater Management Plan/Program with the goal of
reducing the discharge of pollutants to the maximum extent practicable, the performance standard
specified in Clean Water Act Section 402, typically through the application of BMPs. Discharges from
storm drain system in this area are permitted under NPDES General Permit for Storm Water
Discharges From Small Municipal Separate Storm Sewer Systems (MS4s), Order No. 2013-0001-
DWQ (MS4 General Permit). This regional program was developed in response to the SWRCB'’s
implementation of the NPDES Phase Il Stormwater Program. The purpose of this program is to
implement and enforce BMPs to reduce the discharge of pollutants from municipal separate storm
sewer systems.

The City of Santa Cruz operates the regional Santa Cruz Wastewater Treatment Facility (WWTF) that
provides services to approximately 135,000 people in the cities of Santa Cruz and Capitola, and
unincorporated portions of Santa Cruz County. Santa Cruz operates the WWTF under a current
NPDES permit, renewed in 2017 by the RWQCB (Order No. R3-2017-0030, NPDES No. CA 0048194).
The minimum initial dilution established in the individual NPDES permit at the point of effluent
discharge is 1:139 (parts effluent to seawater). The minimum initial dilution is used by the Central
Coast RWQCB to determine compliance with the water quality effluent limitations established in the
NPDES permit for in-pipe water quality (i.e., prior to discharge) that are based on water quality
objectives contained in the SWRCB’s Ocean Plan. The effluent limitations in the permit are based on
and are consistent with the water quality objectives contained in the Ocean Plan. Further discussion
of the Ocean Plan is provided in discussion of State regulations, below.

Clean Water Act Section 404

Under Section 404 of the Clean Water Act, proposed discharges of dredged or fill material into
waters of the U.S. require USACE authorization. Waters of the U.S. generally include tidal waters,
lakes, ponds, rivers, streams (including intermittent streams), and wetlands (with the exception of
isolated wetlands). Federal regulations are currently pending that would revise the definition of
“waters of the United States” subject to Section 404 of the Clean Water Act, as further discussed in
Section 4.3, Biological Resources. The USACE identifies wetlands using a multi-parameter approach,
which requires positive wetland indicators in three distinct environmental categories: hydrology,
soils, and vegetation. According to the Corps of Engineers Wetlands Delineation Manual (1987),
except in certain situations, all three parameters must be satisfied for an area to be considered a
jurisdictional wetland. The Regional Supplement to the Corps of Engineers Wetland Delineation
Manual: Arid West Region (USACE 2008) is also used when conducting jurisdictional wetland
determinations in areas identified within the boundaries of the arid west.

When an application for a Section 404 permit is made, the applicant must show it has:

= Taken steps to avoid impacts to wetlands or waters of the U.S. where practicable;
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» Minimized unavoidable impacts on waters of the U.S. and wetlands; and
= Provided mitigation for unavoidable impacts.

National Flood Insurance Act/Flood Disaster Protection Act

The National Flood Insurance Act of 1968 made flood insurance available for the first time. The
Flood Disaster Protection Act of 1973 made the purchase of flood insurance mandatory for the
protection of property located in Special Flood Hazard Areas. These laws are relevant because they
led to mapping of regulatory floodplains and to local management of floodplain areas according to
guidelines that include prohibiting or restricting development in flood hazard zones.

Safe Drinking Water Act

The federal Safe Drinking Water Act was enacted in 1974 and allows the USEPA to promulgate
national primary drinking water standards specifying Maximum Contaminants Levels for each
contaminant present in a public water system with an adverse effect on human health. Primary
Maximum Contaminants Levels have been established for approximately 90 contaminants in
drinking water. The USEPA also adopts secondary Maximum Contaminants Levels as non-
enforceable guidelines for contaminants that may cause cosmetic or aesthetic effects. States have
the discretion to adopt them as enforceable standards. USEPA has delegated to the SWRCB the
responsibility for administering California’s drinking-water program. In 1976, two years after the
Federal Safe Drinking Water Act was passed, California adopted its own safe drinking water act (see
California Safe Drinking Water Act described in the State regulatory section below).

Federal Emergency Management Agency

FEMA administers the National Flood Insurance Program (NFIP) to provide flood insurance to
communities that comply with FEMA regulations limiting development in floodplains. FEMA also
issues Flood Insurance Rate Maps (FIRMs) that identify land areas subject to flooding. FIRMS identify
flood hazard zones in the community and provide flood elevation profiles used to determine the
100-year base flood elevation (BFE) in riverine areas. The design standard for flood protection is
established by FEMA. FEMA’s minimum level of flood protection for new development is the 100-
year flood event, also described as a flood that has a one percent chance of occurring in any given
year.

b. State Regulations

California Ocean Plan

The Water Quality Control Plan for Ocean Waters of California (or Ocean Plan) (SWRCB 2015)
establishes water quality objectives and beneficial uses for waters of the Pacific Ocean adjacent to
the California Coast outside of estuaries, coastal lagoons, and enclosed bays. The Ocean Plan
establishes effluent quality requirements and management principles for specific waste discharges.
The water quality requirements and objectives of the Ocean Plan are incorporated into NPDES
permits for ocean discharges, such as permit for discharge of treated wastewater from the
Monterey One Water Regional Wastewater Treatment Plant to Monterey Bay.

Porter-Cologne Water Quality Control Act

The Porter-Cologne Water Quality Control Act (Division 7 of the California Water Code) is the
primary statute covering the quality of waters in California. Under the act, SWRCB has the ultimate
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authority over the State’s water quality policy. SWRCB administers water rights, water pollution
control, and water quality functions throughout the state, while the nine RWQCBs conduct planning,
permitting, and enforcement activities. The RWQCBs also regulate water quality under this act
through the regulatory standards and objectives set forth in Water Quality Control Plans (also
referred to as Basin Plans) prepared for each region.

The proposed project is located in the jurisdiction of the Central Coast RWQCB. The most current
version of the Central Coast RWQCB’s Basin Plan was adopted in 2016. The Basin Plan has five major
components: 1) identifies the waters of the region, including the Monterey Bay; 2) designates
beneficial uses of those waters; 3) establishes water quality objectives for the protection of those
uses; 4) prescribes an implementation plan; and 5) establishes a monitoring and surveillance
program to assess implementation efforts. Water quality objectives of the Basin Plan are
incorporated into individual NPDES permits authorized by the Central Coast RWQCB.

Central Coast Regional Water Quality Control Board Resolution No. R3-2013-0032

The Central Coast RWQCB adopted post-construction requirements that municipal stormwater
permittees must apply to new development and redevelopment projects to protect the beneficial
uses of waters of the State. The performance requirements include site design and runoff reduction
measures, water quality treatment measures, stormwater control plan requirements, runoff
retention requirements, and peak runoff management requirements. The County of Santa Cruz
Design Criteria provides requirements for stormwater management for all new development within
Santa Cruz County. The RWQCB has approved use of the stormwater management requirements
contained in the County’s Design Criteria in place of the adopted post-construction requirements in
Resolution No. R3-2013-0032.

California Safe Drinking Water Act

The USEPA has delegated to the California Department of Public Health the responsibility for
administering California’s drinking-water program. In 1976, two years after the Federal Safe
Drinking Water Act was passed, California adopted its own safe drinking water act (contained in the
Health and Safety Code) and adopted implementing regulations (contained in Title 22 California
Code of Regulations). California’s program sets drinking water standards that are at least as
stringent as the Federal standards. Each community water system also must monitor for a specified
list of contaminants, and the monitoring results must be reported to the state. Responsibility for the
state’s Drinking Water Program was transferred from the Department of Public Health to the
Division of Drinking Water, which is a division of the SWRCB that was created in July 2014.

Sustainable Groundwater Management Act

In September 2014, the governor signed legislation requiring that California’s critical groundwater
resources be sustainably managed by local groundwater GSAs. The Sustainable Groundwater
Management Act (SGMA) gives local agencies the power to sustainably manage groundwater and
requires groundwater sustainability plans to be developed for medium- and high-priority
groundwater basins. A Groundwater Sustainability Plan for the Mid-County Basin was submitted by
the MGA Board in January 2020 and posted on February 19, 2020.
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c. Local Regulations

County of Santa Cruz General Plan and Local Coastal Program

The 1994 General Plan and Local Coastal Program for the County of Santa Cruz provides the
following goals, policies and programs pertaining to hydrology and water quality that are relevant to
this analysis. The Conservation and Open Space Element of the General Plan (revised 2018) provides
the following objectives and policies applicable to the proposed project and pertaining to hydrology
and water quality.

Objective 5.4 Monterey Bay and Coastal Water Quality. To improve the water quality of Monterey
Bay and other Santa Cruz County coastal waters by supporting and/or requiring the best
management practices for the control and treatment of urban run-off and wastewater discharges in
order to maintain local, state and national water quality standards, protect County residents from
health hazards of water pollution, protect the County's sensitive marine habitats and prevent the
degradation of the scenic character of the region.

Policy 5.4.1 Protecting the Monterey Bay National Marine Sanctuary from Adverse Impacts.
Prohibit activities which could adversely impact sensitive habitats of the Monterey Bay National
Marine Sanctuary, including the discharge of wastes and hazardous materials. The main sources
of concern are wastewater discharge, urban runoff, toxic agricultural drainage water, including
that originating outside of Santa Cruz County, and the accidental release of oil or other
hazardous material from coastal tanker traffic.

Policy 5.4.3 Wastewater Discharges into Coastal Waters. Require a review of any new and/or
increased wastewater discharge into the Monterey Bay or other coastal waters to address the
potential marine water quality impacts and determine necessary mitigations.

Policy 5.4.14 Water Pollution from Urban Runoff. Review proposed development projects for
their potential to contribute to water pollution via increased storm water runoff. Utilize erosion
control measures, on-site detention and other appropriate storm water best management
practices to reduce pollution from urban runoff.

Objective 5.5a Watershed Protection (LCP). To protect and manage the watersheds of existing and
future surface water supplies to preserve the quality and quantity of water produced and stored in
these areas to meet the needs of County residents, local industry, agriculture, and the natural
environment.

Policy 5.5.9 Development Activities Within Water Supply and Least Disturbed Watersheds.
Require all grading, building, and timber harvesting in Water Supply and Least Disturbed
Watersheds to meet strict standards for erosion control and protection of water quality as
outlined in the Erosion Hazard and Drainage Facilities sections of this Plan and as identified in
the San Lorenzo River Watershed Management Plan.

Policy 5.5.12 Drainage Design in Water Supply Watersheds. Require retention of stormwater
runoff from impervious surfaces for all new development in Water Supply Watersheds through
on-site percolation methods where feasible, so that runoff will not exceed pre-development
runoff levels. Utilize on-site detention methods where percolation methods are not feasible.
Either system should conform to the minimum design storm as determined by the County
Design Criteria.
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Objective 5.7 Maintaining Surface Water Quality. To protect and enhance surface water quality in
the County's streams, coastal lagoons and marshes by establishing best management practices on
adjacent land uses.

Policy 5.7.3 Erosion Control for Stream and Lagoon Protection. For all new and existing
development and land disturbances, require the installation and maintenance of sediment
basins, and/or other strict erosion control measures, as needed to prevent siltation of streams
and coastal lagoons.

Policy 5.7.4 Control Surface Runoff. New development shall minimize the discharge of
pollutants into surface water drainage by providing the following improvements or similar
methods which provide equal or greater runoff control:

(@) include curbs and gutters on arterials, collectors and locals consistent with adopted urban
street designs; and

(b) oil, grease and silt traps for parking lots, land divisions or commercial and industrial
development.

Objective 5.8a Groundwater Protection. To protect the quantity and quality of the County's
groundwater resources through an integrated program of land use regulation and runoff
management in groundwater recharge areas, careful water quality monitoring and management of
extractions consistent with long-term sustainable water supply yields.

Objective 5.8b Overdrafted Groundwater Basins. To act directly and coordinate and work with
relevant water purveyors and agencies to eliminate long-term groundwater overdraft in all water
basins where overdraft has been documented.

Policy 5.8.3 Uses in Primary Groundwater Recharge Areas. Prohibit any land use in a Primary
Groundwater Recharge Area which would allow the percolation of pollutants into the
groundwater system.

Policy 5.8.4 Drainage Design in Primary Groundwater Recharge Areas. Require retention of
stormwater runoff from impervious surfaces for all new development in Primary Groundwater
Recharge Areas through on-site percolation methods so as not to exceed predevelopment
runoff levels. Utilize on-site detention methods where percolation methods are not feasible;
either system should be designed for a minimum design storm as determined by the County
Design Criteria.

Santa Cruz County Code

CHAPTER 7.69 — WATER CONSERVATION

Section 7.69.030, Prohibited Water Uses, of the Santa Cruz County Code prohibits various wasteful
uses of water in the County including the watering of grass, lawn, groundcover, shrubbery, open
ground, crops and trees, including agricultural irrigation, in a manner or to an extent which allows
water to run off from the area being watered.

CHAPTER 7.79 — RUNOFF AND POLLUTION CONTROL

Section 7.79.040, Prohibited Discharges, Exemptions and Limitations, of the Santa Cruz County Code
prohibits any non-storm water discharge to leave private property, enter the storm drain system,
enter receiving waters of the County, or percolate into groundwater. Irrigation water contained on
private property is exempt from the prohibition of discharge if it does not result in contamination or
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pollution; however, section 7.69.030 disallows excess runoff from the area being watered. Section
7.79.070, Storm Drain System and Channel Maodification Prohibited, prohibits the unpermitted
alteration to drainage patterns or modifications to the storm drain system or any channel that is
part of a receiving water of the County. This section also prohibits the deposit of 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 County is
granted the authority under this chapter to inspect a property with permission from the owner
whenever it has probable cause to believe that there exists, or potentially exists, any condition
which constitutes a violation of the chapter.

County of Santa Cruz Grading Ordinance

Chapter 16.20 of the Santa Cruz County Code is the Santa Cruz County Grading Ordinance. The
purpose of this chapter is to safeguard health, safety, and the public welfare; to minimize erosion
and the extent of grading; to protect the watersheds; to ensure the natural appearance of grading
projects; and to otherwise protect the natural environment of Santa Cruz County. This chapter sets
forth rules and regulations to control all grading, including excavations, earthwork, road
construction, dredging, diking, fills and embankments. It also establishes the administrative
procedure for issuance of permits and provides for approval of grading plans and inspections. A
proposed grading plan must be accompanied by an erosion control plan and erosion preventative
measures, in accordance with the requirements of the County Erosion Control Ordinance.

County of Santa Cruz Erosion Control Ordinance

Chapter 16.22 of the Santa Cruz County Code is the Santa Cruz County Erosion Control Ordinance.
The purpose of this chapter is to eliminate and prevent conditions of accelerated erosion that have
led to, or could lead to, degradation of water quality, damage to property, loss of topsoil and
vegetation cover, disruption of water supply, and increased danger from flooding. This chapter
requires control of all existing and potential conditions of accelerated erosion and sets forth
required provisions for preparation of erosion control plans, runoff control, and land clearing
approval. An erosion control plan indicating proposed methods for the control of runoff, erosion,
and sediment movement must be submitted and approved with a grading plan prior to issuance of a
building permit or development permit. Erosion control plans are designed to minimize erosion
during construction and throughout the life of the project.

4.9.3 Impact Analysis

a. Methodology and Significance Thresholds

The analysis of potential hydrology and water quality impacts reviews the existing hydrology and
water quality issues identified in Section 4.9.1, Setting, and determines whether the proposed
project has the potential to create impacts due to such hydrology and water quality issues. Impacts
to hydrology and water quality are assessed through the evaluation of site information and
conditions (e.g., known impairments to water quality, proximity to streams and flood zones, and
groundwater sustainability plans and management).

An impact is considered significant if development under the proposed project would result in one
or more of the following conditions:

1. Violate any water quality standards or waste discharge requirements or otherwise substantially
degrade surface or groundwater quality;
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2. Substantially decrease groundwater supplies or interfere substantially with groundwater
recharge such that the project may impede sustainable groundwater management of the basin;

3. Substantially alter the existing drainage 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. resultin substantial erosion or siltation on- or off-site,

b. substantially increase the rate or amount of surface runoff in a manner which would result
in flooding on- or offsite,

c. create or contribute runoff water which 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;

In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation;

5. Conflict with or obstruct implementation of a water quality control plan or sustainable
groundwater management plan.

Impacts to groundwater supply are also discussed in Section 4.16, Utilities and Service Systems.

Threshold 1: Would the project violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or groundwater quality?

Impact HWQ-1 PROJECT OPERATION COULD RESULT IN POLLUTED RUNOFF AND CONTAMINATION OF
DOWNSTREAM WATERBODIES AND THUS VIOLATE WATER QUALITY STANDARDS OR WASTE DISCHARGE
REQUIREMENTS. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION.

Construction

Construction activities associated with the proposed project would include demolition of existing
buildings and removal of items, grading and soil preparation, excavation for utilities, foundation
construction, and construction of the medical office building and parking garage. It would also
include other project components such as road frontage improvements. Construction activities
could result in soil erosion due to earth-moving activities such as excavation, grading, soil
compaction and moving, and soil stockpiling. As described above, the proposed project site is nearly
flat with a slight southwest slope, runoff during storm events reaches the storm drain system either
as sheet flow or by flowing into the drainage ditch to the north, where it is discharged into Rodeo
Creek Gulch. The types of pollutants contained in runoff from construction sites in the proposed
project may include sediment and other existing contaminants such as nutrients, pesticides,
herbicides, trace metals, and hydrocarbons that can attach to sediment and be transported
downstream through erosion via Rodeo Creek Gulch and ultimately into the Monterey Bay,
contributing to degradation of water quality.

Construction activities would utilize hazardous materials such as diesel fuel, gasoline, lubricant oils,
hydraulic fluid, antifreeze, transmission fluid, cement slurry, and other fluids required for the
operation of construction vehicles or equipment. These types of materials are not acutely
hazardous, and all storage, handling, use, and disposal of these materials are regulated by County,
state, and federal regulations and compliance with applicable standards discussed in Section 4.9.2,
Regulatory Setting, above.
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Development associated with the proposed project would be required to comply with state and
local water quality regulations designed to control erosion and protect water quality during
construction. This includes compliance with the requirements of the SWRCB Construction General
Permit, which requires preparation and implementation of a SWPPP for projects that disturb one
acre or more of land. Since the proposed project is greater than one acre in size, it would be subject
to the SWRCB Construction General Permit and would be required to develop a SWPPP. The SWPPP
must include erosion and sediment control BMPs that would meet or exceed measures required by
the Construction General Permit. Construction BMPs could include inlet protection, silt fencing,
fiber rolls, stabilized construction entrances, stockpile management, solid waste management, and
concrete waste management. Post-construction stormwater performance standards are also
required to specifically address water quality and channel protection events. Implementation of the
required SWPPP would reduce the potential for eroded soil and any contaminants attached to that
soil to contaminate a waterbody following a storm event.

In addition, the proposed project would be subject to the NPDES MS4 Permit as well as Santa Cruz
County Code Erosion Control and Grading Ordinances, which require a grading plan and erosion
control plan indicating proposed methods for the control of runoff, erosion, and sediment
movement prior to issuance of a building permit or development permit.

Compliance with the regulations and policies discussed above would reduce the risk of water
degradation from soil erosion and other pollutants related to proposed project construction
activities. Because violations of water quality standards would be minimized through compliance
with existing regulations, impacts to water quality from construction activities would be less than
significant.

Operation

The proposed project would be located in an area that is currently developed, in an urban setting
served by existing stormwater collection and conveyance systems, and generally covered with
impervious surface. Stormwater would be treated using a proprietary filtration and detention
system located within the access road and landscape areas on-site. An outlet control structure
would be placed near the project frontage and would connect to the proposed storm drain in
Soquel Avenue, metering the release of runoff from the site and allowing runoff beyond the design
storm to bypass the exit. In addition, the project proposes to redirect stormwater runoff flowing
under Highway 1 to the existing Soquel Avenue drainage ditch using a large pipe traveling east along
Soquel Avenue to a new outfall at Rodeo Creek Gulch. Development of the proposed project would
result in an increase of impervious surfaces from approximately 56,616 square feet to 163,270
square feet for a net increase of impervious surface of 106,654 square feet (as detailed in the
Preliminary Post-Construction Stormwater Control Plan for Santa Cruz SMON; see Appendix M).

An increase in impervious area would alter the ability for stormwater to infiltrate on the project site
and limit the natural filtration of stormwater through the soils. Additionally, paved surfaces, such as
the proposed driveway and parking bays would add contaminants to stormwater runoff, including
oils and heavy metals from vehicles. Routine maintenance of landscape areas would have the
potential to introduce chemicals such as herbicides and pesticides. In addition to these
contaminants, naturally occurring substances such as nitrates and sediment can increase and
accumulate between precipitation events in impervious areas, damaging the ecosystem and
polluting the water.

The effects of urban runoff can have a variety of impacts to the surrounding natural ecosystems and
organisms. Even at low concentrations, oil, grease, and heavy metals such as lead, cadmium, and
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copper can be toxic to aquatic organisms. Bacteria from pet waste can have negative impacts to
organisms in the receiving waters. Nutrients from fertilizers have been found to accelerate growth
of nuisance vegetation and algae, resulting in a decrease in dissolved oxygen levels which effect the
survival of fish, invertebrates, bacteria, and aquatic plants. Dissolved oxygen is also critical for the
decomposition of organic matter, a natural process in aquatic ecosystems. The pollutants of concern
in Santa Cruz County include sediment, nutrients, and bacteria. These pollutants are likely to be on
the proposed site.

The proposed project would be required to adhere to the stormwater runoff management criteria
identified in the Central Coast RWQCB Resolution No. R3-2013-0032, “Post-Construction
Stormwater Management Requirements for Development Projects in the Central Coast Region.” The
County of Santa Cruz Design Criteria provides requirements for stormwater management for all new
development within Santa Cruz County. The RWQCB has approved use of the stormwater
management requirements contained in the County’s Design Criteria in place of the “Post-
Construction Stormwater Management Requirements for Development Projects in the Central Coast
Region.”

On-site development and any associated off-site improvements greater than one acre in size would
be required to comply with the NPDES Construction General Permit, which requires the
development of a SWPPP. SWPPP implementation would reduce the risk of water degradation on-
and off-site from soil erosion and other pollutants related to project operation because a SWPPP
requires the design, installation, and maintenance of post-construction stormwater controls.
Further, because the project is creating more than 5,000 square feet of new impervious area it is
categorized as a Large Project by the County. Large Projects must incorporate Low Impact
Development (LID) and BMPs to reduce and treat pollution from the 85" percentile storm. Large
projects are also required to retain runoff produced from the 2-year, 2-hour storm on-site and
maintain predevelopment discharge rates up to the 10-year, 15-minute design storm through
detention and metered release. Based on the site improvements and grading, on-site drainage
would be divided into two separate Drainage Management Areas (DMAs). DMA 1 encompasses the
on-site improvements. The Preliminary Post-Construction Stormwater Control Plan for Santa Cruz
SMON found that the infiltration rates are too low at the project site to retain stormwater on-site,
therefore runoff from these DMAs would be detained in a detention vault, to meet the above-listed
requirements. DMA 2 makes up the remainder of the site and would be left completely pervious.
Any stormwater that drains into DMA 2 from pervious surfaces would be allowed to drain off-site,
following the existing drainage patters. Given the existing compacted dirt roads, buildings, and
pavement currently on-site, runoff from DMA 2 would be reduced runoff from pre- to post-
construction by approximately 76 percent. The project also proposes to redirect stormwater runoff
flowing under Highway 1 to the existing Soquel Avenue drainage ditch using a large pipe traveling
east along Soquel Avenue to a new outfall at Rodeo Creek Gulch. These improvements would
address existing deficiencies with the existing drainage channel and would be constructed to
minimize disturbance to the maximum extent practicable, with oversight from Santa Cruz County
and other regulatory bodies.

Due to the number of constraints upon the project, especially the low percolation rate, it would be
infeasible to retain stormwater onsite. Infiltration of the 2-year, 2-hour storm would not be
technically feasible given the low percolation rate. Pursuant with County conditions of approval, the
project applicant must provide technical documentation as to why on-site biofiltration of
stormwater is not feasible so that the proposed structural treatment system can be used.
Additionally, to reduce the amount of runoff, a number of measures would be implemented,
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including limiting the disturbance to natural features; limiting soil compaction to areas below
hardscape, building and parking garage areas; and, in DMA 2, capturing stormwater from areas that
currently run off onto adjacent properties. In addition, a number of source control measures to
address and reduce potential pollution sources would be incorporated into the proposed project;
these are listed in Table 4.9-2.

Table 4.9-2  Project Source Control Measures

Pollution Source Source Control Measures

Accidental Spills or Leaks = Owner/operator would prepare a spill prevention plan to be
located on-site
= Employees would be trained on spill prevention and cleanup
= Spill cleanup materials would be located onsite

Interior Floor Drains = Allinterior floor drains would be connected to sanitary sewer
system
Parking/Storage Area Maintenance = Covered parking garage areas would drain to sanitary sewer

= Parking area would be maintained per project 0&M Manual and
CASQA BMP Fact Sheets SC-43 Parking Area
= Maintenance & SC-74 Drainage System Maintenance

Indoor and Structural Pest Control = Owner/operator would incorporate integrated pest management
practices into maintenance plan

Fire Sprinkler Test Water = Fire sprinkler test water would not be released to the storm drain
system

= Afire sprinkler test drain would be installed and connected to the
sanitary sewer system

Unauthorized Non-stormwater Discharges = Storm drains would be painted "NO DUMPING - DRAINS TO BAY.
NO TIRE - DESECHO CORRE AL MAR"
Building and Ground Maintenance = Building and landscape would be maintained per project O&M

Manual and CASQA BMP Fact Sheets SD-20 Pervious Pavement,
SC-41 Building Grounds & Maintenance, SC-43 Parking Area
Maintenance, SC-73 Landscape Maintenance & SC-74 Drainage
System Maintenance

Drain or Wash Water from Boiler Drain Lines, = Condensate lines will discharge to the sanitary sewer or landscape
Condensate Drain Lines, Rooftop Equipment, areas
Drainage Sumps and Other Sources

Landscape/Outdoor Pesticide Use = Owner/operator would incorporate integrated pest management

practices into maintenance plan

= Owner/operator would minimize pesticide use onsite

= Pesticides would be applied with a handheld sprayer to minimize
quantity used and spray drift

= Pesticides would not be applied prior to rain

= Landscape areas would be maintained per project 0&M Manual
and CASQA BMP Fact Sheets SC-41 Building

= Grounds & Maintenance & SC-73 Landscape Maintenance

Source: Central Coast RWQCB 2016

As described in the Regulatory Setting above, the County operates its storm drain system under the
MS4 General Permit. The MS4 General Permit was issued to the County as part of the Stormwater
Management Plan/Program. This regional program was developed in response to the SWRCB’s
implementation of the NPDES Phase Il Stormwater Program. In accordance with the MS4 General
Permit the proposed project would be required to implement post-construction stormwater BMPs
to reduce the discharge of pollutants from municipal separate storm sewer systems, such as the
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County’s storm drain system. These post-construction stormwater management requirements are
standard practice and have been proven effective regionally for areas covered under MS4 Permits at
preventing increases in stormwater volume and runoff rates, as well as pollutants loads transported
by stormwater, both on- and off-site.

Although site design measures and compliance with existing regulations would reduce the potential
for water quality impacts, operation of the proposed project could still result in polluted runoff and
contamination of downstream waterbodies. This would be especially applicable if the on-site
treatment facilities fail or are improperly maintained. Discharge of polluted runoff and
contamination of downstream waterbodies could violate water quality standards or waste discharge
requirements. Thus, project operational impacts would be potentially significant but mitigable.

Mitigation Measures

The following mitigation measure is required to reduce potential phase two impacts on water
quality and prevent violations of water quality standards.

HWQ-1 Operations and Maintenance Agreement

Prior to completion and issuance of the certificate of occupancy for the proposed project, an
Operational and Maintenance Agreement with the County of Santa Cruz shall be prepared. This
agreement shall be recorded against the property with the County Recorder’s Office and shall be
binding on all subsequent owners of the property. This Maintenance Agreement shall remain in
place for the life of the project.

The maintenance agreement shall set forth a schedule of maintenance tasks, to be performed by
the medical building maintenance staff, which are required for safe and efficient function of the on-
site stormwater treatment and detention facilities. It shall also specify procedures for yearly
inspections and record keeping of inspections, maintenance and repairs performed. Operation and
Maintenance Agreement shall conform to all the requirements outlined in the County of Santa Cruz
Design Criteria.

Significance After Mitigation

With implementation of permit conditions and mitigation measures MM HWQ-1 potential impacts
to water quality would be less than significant.
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Threshold 2: Would the project substantially decrease groundwater supplies or interfere
substantially with groundwater recharge such that the project may impede
sustainable groundwater management of the basin?

Impact HWQ-2  THE PROPOSED PROJECT WOULD NOT INTERFERE SUBSTANTIALLY WITH GROUNDWATER
RECHARGE SUCH THAT THE PROJECT MAY IMPEDE SUSTAINABLE GROUNDWATER MANAGEMENT OF THE BASIN.
IMPACTS WOULD BE LESS THAN SIGNIFICANT.

The proposed project would increase the amount of impervious surface by 106,654 square feet at
the project site (Ifland Engineers 2019), which could in turn reduce the potential for groundwater
recharge from infiltration of precipitation. However, according to County of Santa Cruz Online
Geographic Information System, the site is not located in a groundwater recharge area. The
proposed outfall would be located at Rodeo Creek Gulch, which is an identified groundwater
recharge area. However, the outfall would not reduce the potential for infiltration.

As discussed in Section 4.17, Utilities and Service Systems, operation of the proposed project would
generate approximately 3.8 million gallons per year of demand for water. Water would be provided
by the City of Santa Cruz Water Department, which gets approximately 95 percent of its water
supply from surface sources, such as creeks. Therefore, only a negligible amount of water supply
would be from groundwater sources, as the City of Santa Cruz obtains only approximately 5 percent
of its total supply from groundwater. Sufficient water is anticipated to be available to serve the
project and the City of Santa Cruz Water Department has provided a will-serve letter to the project
applicant. Cumulative development and growth in the Water Department service area could result
in insufficient water supplies in future drought years. However, as described above, the Water
Department obtains approximately 95 percent of its supply from surface water. Therefore, impacts
related to the depletion of groundwater supplies would be less than significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Impacts would be less than significant, and no mitigation measures are indicated.
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Threshold 3a: Would the project substantially alter the existing drainage 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 result in substantial
erosion or siltation on- or off-site?

Threshold 3b: Would the project substantially alter the existing drainage 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 substantially increase the
rate or amount of surface runoff in a manner which would result in flooding on- or
off-site?

Threshold 3c: Would the project substantially alter the existing drainage 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 that would create or contribute runoff
water which would exceed the capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of polluted runoff?

Impact HWQ-3  DEVELOPMENT OF THE PROPOSED PROJECT WOULD ALTER DRAINAGE PATTERNS AND
INCREASE RUNOFF IN THE PROJECT VICINITY. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION.

Construction activities would involve stockpiling, grading, excavation, paving, and other earth-
disturbing activities resulting in the alteration of existing drainage patterns. As described under
Impact HWQ-1 above, compliance with SWRCB’s NPDES Construction General Permit, NPDES MS4
General Permit, and the Santa Cruz County Code would reduce the risk of short-term erosion and
increased runoff resulting from drainage alterations during construction. Therefore, project
construction impacts would be less than significant.

Development of the proposed project would alter the existing drainage patterns at the site through
introduction of new impervious surfaces and infrastructure. As stated above, the proposed project
would result in a net increase of impervious surface of 106,654 square feet. In general, increasing
impervious surface of an area alters the ability for stormwater to infiltrate soils in that area instead
of flowing overland and discharging as stormwater runoff. Thus, an increase in impervious surface
results in more runoff, which increases peak flows over a shorter period of time in stormwater
drainage systems and surface waters down gradient of the area. The result is more flooding in
receiving drainages and creeks and an increase in erosion and sediment transport.

Based on the site improvements and grading, on-site drainage would be divided into two separate
Drainage Management Areas (DMAs). DMA 1 encompasses all of the on-site improvements. The
Preliminary Post-Construction Stormwater Control Plan for Santa Cruz SMON found that the
infiltration rates are far too low at the project site to retain stormwater on-site, therefore runoff
from these DMAs would be detained in a detention vault as outlined above, to meet the above
listed requirements. DMA 2 makes up the remainder of the site and would be left completely
pervious. Any stormwater that drains into DMA 2 from pervious surfaces would be allowed to drain
off-site, following the existing drainage patterns. Given the existing compacted dirt roads, buildings,
and pavement currently on-site, runoff from DMA 2 would be reduced from pre- to post-
construction by approximately 76 percent. The project also proposes to redirect stormwater runoff
flowing under Highway 1 to the existing Soquel Avenue drainage ditch using a large pipe traveling
east along Soquel Avenue to a new outfall at Rodeo Creek Gulch. These improvements would
address existing deficiencies with the existing drainage channel and would be constructed to
minimize disturbance to the maximum extent practicable, with oversight from Santa Cruz County
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and other regulatory bodies. Because existing runoff is ultimately discharged into Rodeo Creek
Gulch and runoff following implementation of the project would also discharge into Rodeo Creek
Gulch at the proposed outfall, drainage patterns would not be substantially altered.

The proposed project would be required to incorporate the County Design Criteria, which is based
upon the requirements put forth by the Central Coast Regional Water Quality Control Board in
Resolution R3-2013-0032. Further, as stated above, because the project would result in a net
increase of impervious area of 106,654 square feet, it is categorized as a Large Project by the
County. Large Projects must incorporate LID and BMPs to reduce and treat pollution from the 85%
percentile storm and to retain runoff produced from the 2-year, 2-hour storm on-site and maintain
predevelopment discharge rates up to the 10-year, 15-minute design storm through the use of
detention and metered release. Further, the project must include a number of source control
measures, outlined in Table 4.9-2 above, to further address and reduce potential pollution sources
created as a part of this project.

In addition to compliance with County Design Criteria and requirements of a Large Project as
designated by the County, as described above the proposed project would be required to comply
with the SWRCB'’s NPDES Construction General Permit, NPDES MS4 General Permit, and the Santa
Cruz County Code. These regulations would require design, installation, and maintenance of post-
construction stormwater controls as well as implementation of post-construction stormwater BMPs.
Compliance with these applicable regulations would reduce the potential for stormwater runoff to
cause flooding or contribute substantially to erosion and sedimentation because water would be
sufficiently detained and managed on the project site.

Although the project has been designed to all applicable regulations as outlined above to the
greatest extent feasible, the proposed project could still result in increased runoff, flooding, erosion,
if the on-site stormwater and detention facilities are not properly maintained. This impact would be
potentially significant but mitigable.

Mitigation Measures

Implementation of mitigation measure HWQ-1, above, would be required.

Significance After Mitigation

Impacts would be less than significant with implementation of mitigation measure HWQ-1.
Mitigation measure HWQ-1 would ensure that the on-site stormwater and detention facilities are
operated and maintained as designed, in accordance with an Operations and Maintenance manual,
to provide on-site retention and peak flow management in compliance with the County of Santa
Cruz Design Criteria and all other applicable regulations.
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Threshold 3d: Would the project substantially alter the existing drainage 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 impede or redirect flood
flows?

Threshold 4: In flood hazard, tsunami, or seiche zones, would the project risk release of pollutants
due to project inundation?

Impact HWQ-4  DEVELOPMENT UNDER THE PROPOSED PROJECT WOULD ALTER DRAINAGE PATTERNS AND
INCREASE RUNOFF IN THE PROJECT AREA BUT WOULD NOT IMPEDE OR REDIRECT FLOOD FLOWS. THE PROJECT IS
NOT WITHIN AN AREA AT RISK FROM INUNDATION BY FLOOD HAZARD, SEICHE, TSUNAMI, OR MUDFLOW.
IMPACTS WOULD BE LESS THAN SIGNIFICANT.

As stated in Section 4.9.1, Setting, the project site is not within a 100-year flood hazard area.
Therefore, the proposed project would not impede or redirect flood flows. In addition, the proposed
project would not be at risk of inundation due to flooding. Further, the proposed project is not
located in a tsunami or seiche zone. Therefore, the proposed project would not risk release of
pollutants due to project inundation. Although the project would alter drainage patterns, impacts
related to flood flows and project inundation would be less than significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Impacts would be less than significant, and no mitigation measures are indicated.

Threshold 5:  Would the project conflict with or obstruct implementation of a water quality control
plan or sustainable groundwater management plan?

Impact HWQ-5  THE PROPOSED PROJECT WOULD AFFECT WATER QUALITY BUT WOULD NOT CONFLICT
WITH OR OBSTRUCT IMPLEMENTATION OF A WATER QUALITY CONTROL PLAN OR SUSTAINABLE GROUNDWATER
MANAGEMENT PLAN. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

Sustainable Groundwater Management Plan

The proposed project would increase the demand for water. The project site is located within the
service area of the City of Santa Cruz Water Department. Although the department supplies water
from primarily local surface water sources, the remaining five percent of water supplies come from
groundwater sources. The Department’s groundwater wells are in the Santa Cruz Mid-County Basin.
The Basin is not adjudicated, meaning that pumping rights have not been set by a court or Board
decision. However, the Basin was determined by the California DWR in 2015 to be critically
overdrafted due to seawater intrusion detected at the coastline (City of Santa Cruz 2016).

The Santa Cruz Mid-County Groundwater Sustainability Plan sets for management goals for the
Basin, including, but not limited to:

= Ensure groundwater is available for beneficial uses
» Protect groundwater supply against seawater intrusion
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= Prevent groundwater overdraft within the Basin and resolves problems resulting from prior
overdraft

= Maintain or enhance groundwater levels where groundwater dependent ecosystems exist
= Support reliable groundwater supply and quality

The proposed project would not involve creating new groundwater wells or drawing additional
water from existing groundwater wells. Although the project would generate new demand for
water, the water would be provided by the City of Santa Cruz Water Department. The City has
issued the project applicant a will-serve letter indicating that it will provide the necessary water
service for the project. As described above, the Department obtains most of its water supply from
surface water sources. The proposed project would not increase the amount of groundwater that
the Department withdraws, as the proposed project does not include or require increases water
rights or diversion amounts. In other words, the Department obtains approximately 5 percent of its
supply from groundwater, and this rate would not change as a result of the project. The proposed
project is not located within a groundwater recharge area. Accordingly, the proposed project would
not interfere with sustainable groundwater management planning efforts. Impacts related to
sustainable groundwater management would be less than significant.

Water Quality Control Plan

The proposed project could affect water quality and groundwater supply through construction and
operational activities. This analysis refers to the Basin Plan as the applicable water quality control
plan for the proposed project. The Basin Plan identifies beneficial uses for surface water and
groundwater and establishes water quality objectives to attain those beneficial uses. The identified
beneficial uses and the water quality objectives to maintain or achieve those uses are together
known as water quality standards. As discussed in detail under Impact HWQ-1, compliance with
relevant water quality regulations, BMPs, and policies would reduce the risk of water degradation
from soil erosion and other pollutants related to proposed project construction and operational
activities.

Construction and operation of the proposed project would not violate any water quality standards
or waste discharge requirements or otherwise substantially degrade water quality. Consequently,
the proposed project would not conflict with or obstruct implementation of the Basin Plan, and
impacts would be less than significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Impacts would be less than significant, and no mitigation measures are indicated.

4.9.4 Cumulative Impacts

The geographic extent for this hydrology and water quality cumulative impact analysis is the Big
Basin HU, which includes the project site. The geographic extent of the Big Basin HU is described in
more detail in Section 4.9.1.(b), Surface Water, above. This geographic extent is appropriate for the
issue area of hydrology and water quality because the watershed is hydrologically connected, and
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any surface water quality impacts in one part of the watershed could potentially affect surface
water quality elsewhere downstream in the watershed.

Cumulative development would generally increase impermeable surface area in the southern
portion of the Big Basin HU watershed. Development would potentially increase peak flood flows,
alter drainage patterns, reduce groundwater recharge, and increase pollutants in the regional
stormwater. However, cumulative development would also be required to adhere to all applicable
state and local regulations designed to control erosion and protect water quality, including the
Santa Cruz County Code, Capitola Municipal Code, and NPDES Construction General Permit. All
construction sites larger than one acre in size would be required to prepare and submit a SWPPP,
thereby reducing the risk of water degradation on- and off-site from soil erosion and other
pollutants. In addition, the Central Coast RWQCB post-construction requirements for stormwater
management encourage and require for certain projects, on-site treatment and infiltration of
stormwater runoff.

In addition, implementation of NPDES and Santa Cruz County Code requirements would reduce the
potential for increased pollutants in stormwater and groundwater. The NPDES Construction General
Permit requires the implementation of BMPs on all construction sites to limit erosion and
sedimentation, thereby minimizing water quality impacts. These requirements would also decrease
operational effects of cumulative development because each development proposal would be
required to reduce the on-site post-development peak discharges at or below pre-development
peak discharge rates by implementing on-site LID features and other groundwater recharge design
elements. In addition to compliance with mandatory Clean Water Act (NPDES Construction General
Permit and MS4 General Permit) and Santa Cruz County Code requirements, implementation of
County of Santa Cruz General Plan and Local Coastal Program goals and policies would further
reduce the potential for water quality degradation and violations of water quality standards as a
result of cumulative development within the unincorporated County. Therefore, cumulative impacts
would be less than significant.

As discussed above under Impacts HWQ-1 and HWQ-3, implementation of the proposed project
would increase impervious surface area in the County and alter drainage patterns. However,
compliance with relevant water quality regulations, BMPs, and policies would reduce the risk of
water degradation from soil erosion and other pollutants related to proposed project construction
and operational activities. Construction and operation of the proposed project would not violate
any water quality standards or waste discharge requirements or otherwise substantially degrade
water quality. In addition, as discussed under Impacts HWQ-2 and HWQ-5, the proposed project
would incrementally increase the amount of impervious surface by approximately 106,654 square
feet. However, future impervious surfaces would represent a small percentage of the total basin
area. The proposed project’s water quality and groundwater recharge impacts would be less than
significant. The measures outlined in the Preliminary Post-Construction Stormwater Control Plan
ensure that the proposed project would comply with NPDES and County requirements related to
stormwater runoff and water quality. Consequently, implementation of the proposed project would
not contribute to cumulative impacts to peak runoff, flooding, or water quality. Therefore, the
proposed project would not have a cumulatively considerable contribution to a significant
cumulative impact related to water quality.

With the exception of the proposed outfall along Rodeo Creek Gulch, the proposed project is not
within an identified groundwater recharge area. The outfall would not prohibit infiltration of
precipitation and runoff. Therefore, the proposed project would not have a cumulatively
considerable contribution to a significant cumulative impact related to groundwater recharge. The
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project and other reasonably foreseeable future projects would increase demand for water. Some
reasonably foreseeable future projects listed in Table 3-1, such as projects in the City of Santa Cruz,
would also be served by the City of Santa Cruz Water Department. The Department obtains the
majority (approximately 95 percent) of its water supply from surface water. Therefore, cumulative
demand for groundwater withdrawal would be negligible, as most demand would be from
established surface sources, such as creeks. However, the City of Santa Cruz is planning or
developing various water supply projects that would potentially increase groundwater withdrawal
to meet existing and future demand. However, the groundwater withdrawal would be offset by
injection of surface water into the groundwater basin under the City’s pending water plans and
projects. The City is proposing to amend their water rights to be able to support the supply project
but is not proposing to increase the overall amount of their allowed diversion amounts. Therefore,
cumulative impacts on groundwater recharge and supply would not be significant.

As discussed under Impact HWQ-4, the project site is not within a 100-year flood hazard area, or a
zone at risk of inundation by tsunami or seiche. Cumulative development in other areas in the
watershed that are subject to inundation may have localized impacts. However, projects would be
analyzed and mitigated on a case-by-case basis and would be designed to avoid or mitigate
potential impacts related to flooding. Cumulative impact related to flooding, seiche, and tsunami
would therefore be less than significant with mitigation. The proposed project would not impede or
redirect flood flows or risk release of pollutants due to inundation. Impacts from implementation of
the proposed project related to flood flows and project inundation would be less than significant.
Because flooding is fairly localized and site-specific, the proposed project would not have a
cumulatively considerable contribution to a significant cumulative impact related to flood hazard or
inundation risks.
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4.10 Land Use and Planning

This section addresses the potential land use impacts that could result from the proposed project.
4.10.1 Setting

a. Regional Setting

The project site is located in Santa Cruz County, which according to County GIS mapping, occupies
approximately 446 square miles of both urban and rural land uses. The physical geography of Santa
Cruz County is diverse, containing the forested Santa Cruz Mountains in the north and northeast,
the mid-County coastal terraces where a large portion of the County’s population is located, and the
alluvial valleys of the south County which are predominantly in agricultural use (County of Santa
Cruz 1994). Within Santa Cruz County, agriculture represents approximately 14 percent of the total
land area (40,000 acres). Residential land is approximately 4 percent (11,428 acres) of the land area;
developed non-residential uses comprise approximately 1.5% (4,285 acres). Parks, recreation and
open space comprise 1.4% (4,000 acres); miscellaneous uses comprise 3.6 percent (10,286 acres) of
the land area. The remaining land acreage is undeveloped (AMBAG 2017).

The project site is located in the unincorporated county between the cities of Santa Cruz and
Capitola in the community of Live Oak (a census-designated place). Figure 2-3 shows the General
Plan Land Use Designations within the local context, and Figure 2-4 shows the zoning designation
within the local context.

b. Project Site Setting

The proposed medical office building project is located on a 5-acre site, south of Soquel Avenue
between but not adjacent to Chanticleer Avenue and Mattison Lane, consisting of a single parcel
containing storage, salvage, and salvage yard uses. A concrete contractor is also on-site. The
surrounding area is developed with public facility and commercial development to the east and
west, Highway 1 to the north, and a mobile home park to the south.

Project Site General Plan Land Use Designation

The project site is designated as Urban High-Density Residential (R-UH), which allows for residential
development up to 20 units per developable acre within the Urban Services Line (USL). The project

includes a General Plan Amendment to change the land use designation from R-UH to Professional

and Administrative Office Designation (C-O).

Project Site Zoning

The project site is zoned Multi-Family Residential (RM-2-R), which is a zoning district intended to
provide a housing density of 20 units per acre to meet the County’s Regional Housing Need
Allocation. The project includes a Rezone to change the land use designation from RM-2-R to
Professional-Administrative Office (PA).

Sustainable Santa Cruz County Plan

The Sustainable Santa Cruz County Plan (SSCC Plan) is a planning strategy (accepted by the Board of
Supervisors on October 28, 2014) that describes a vision, guiding principles, and strategies that can
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lead to a more sustainable development pattern in the County unincorporated area (County of
Santa Cruz 2014). Over time, implementation of the concepts and strategies reviewed in the study
would lead to reduced greenhouse gas emissions and increased community quality of life through
coordinated land use and transportation policies and investments. The Plan presents strategies at
the “plan level” (the urbanized area), as well as at the “neighborhood activity center,” “corridor
infill” and “village center infill” levels. The goals and strategies are organized around four main
goals: vibrant centers, housing choice, livable community design, and increased transportation
connections. Focus Areas were selected at the start of the project as vehicles for deeper study and
illustration of planning concepts, and the Soquel Avenue area (which includes the project site) was
one of those focus areas.

In the SSCC Plan, the project site is depicted in the West Soquel Drive Community Land Use Pattern
on page 4-37 as a Multi-Family Residential area, reflecting its existing designation and zoning. In
contrast, adjacent lands to the east of the site were depicted as an Employment area, and adjacent
lands to the west were depicted as a Commercial area. Figure 7-6 of the SSCC Plan shows the Soquel
Avenue Focus Area, with regard to possible future General Plan land use designations that could
implement the goals and strategies of the SSCC Plan. Again, the project site is shown to retain its
existing Urban High Residential designation; the areas of possible change include the above-
described Employment center being designated with a new “Workplace Flex” designation. Figure 7-
7 shows possible future new circulation improvements; with possible new streets illustrated along
the site’s western and southern boundaries, and a possible new connection across Highway 1 near
the project site. The SCCC Plan also included recommendations for increased heights for medical
office buildings, hospitals, and other facilities due to the functional needs of those types of
buildings. The SSCC Plan is a planning and feasibility study, and it has not been adopted as policy or
a regulatory document at the time of preparation of this EIR. Therefore, consistency with the SSCC
Plan is not further analyzed in the EIR.

Proposed Land Use Designation

As detailed in Section 2, Project Description, the proposed project consists of a 157,611-square foot,
4-story medical office building and associated 730-space parking garage. As shown on Figure 2-3 in
Section 2, Project Description, the project site is located adjacent to land the General Plan
designates as Service Commercial and Light Industrial on the east and northwest sides, Urban
Medium Density Residential to the south and southwest, and Public Facility to the west and north.
The proposed project includes an amendment to the General Plan land use designation from Urban
High-Density Residential (R-UH) to Professional and Administrative Office (C-O) land use
designation. The proposed General Plan land use designation is described below.

1. Professional and Administrative Office Designation (C-O) designated lands provide professional
and administrative office areas where there is a recognized need for office uses, such as medical
center areas and adjacent to commercial centers, and to provide for lower impact, non-retail
commercial uses as a buffer between residential areas and more intensive commercial and
industrial activities.

a. Policy 2.15.1. Location of Professional and Administrative Offices. Designate on the
General Plan and LCP [Local Coastal Program] Land Use Maps those areas suitable for
Professional and Administrative Office uses which are:

i. located on a major arterial, and

ii. inan area where such uses will be a buffer between residential uses and major
commercial centers or industrial uses, or
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iii. inan area where medical offices are appropriate due to proximity to a major hospital
provided that such placement shall not conflict with agricultural or resource protection
policies.

b. Policy 2.15.2. Allowed Uses. Allow offices such as medical offices, business offices, branch
banks, and real estate offices, as well as personal services, in areas designated for
Professional and Administrative Offices. Allow restaurants of 500 square feet or less,
intended to serve employees or clients of the office development, or restaurants with hours
of operation that would allow parking to be shared with the office uses, subject to an
approved parking plan. Restaurants are not allowed where the office designation is utilized
as a buffer to residential areas. Allow retail sales associated with nearby medical facilities
and also allow small schools and studios. Allow childcare facilities intended to serve the
employees of the office development. Exclude other retail, wholesale, service commercial
and industrial uses.

c. Policy 2.15.3. Compatibility with Adjacent Development. Ensure the compatibility of
Professional and Administrative uses with adjacent land uses through Commercial
Development Permit procedure to regulate signage, landscaping, on-site circulation,
parking, drainage, site and building design. and traffic patterns.

Proposed Zoning

The project proposes to amend the existing zoning from Multi-Family Residential with the Regional
Housing Need (R) Combining District (RM-2-R) to Professional-Administrative Office (PA). PA-zoned
lands are intended to provide for professional and administrative office uses in areas where such
use is designated on the General Plan, or in areas designated for neighborhood, community or
service commercial use, particularly where an office use can provide a buffer use between
residential areas and the more intensive commercial or industrial activities. Professional and
administrative office uses are intended to be low impact, nonretail activities. The PA District is
intended to allow a compatible collection of related services within a development and may include
a variety of retail and service uses where they are ancillary and incidental to office uses on a site.

4.10.2 Regulatory Setting

Applicable plans, regulations and policies relevant to the proposed project are described below.
a. State Regulations

Planning and Zoning Law

State law requires each city and county in California to adopt a general plan for the physical
development of the land within its planning area (Gov. Code Sections 65300-65404). The general
plan must contain land use, housing, circulation, open space, conservation, noise, and safety
elements, as well as any other elements that the city or county may wish to adopt. The circulation
element of a local general plan must be correlated with the land use element.

Zoning authority originates from city and county police power and from the State’s Planning and
Zoning Law, which sets minimum requirements for local zoning ordinances. The city or county
zoning code is the set of detailed requirements that implement the general plan policies at the level
of the individual parcel. The zoning code presents standards for different uses and identifies which
uses are allowed in the various zoning districts of the jurisdiction. Since 1971, State law has required
the city or county zoning code to be consistent with the jurisdiction’s general plan. The consistency
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requirement does not apply to charter cities other than Los Angeles unless the charter city adopts a
consistency rule.

Office of Planning and Research 2015 Environmental Goals and Policy Report

Governor’s Office of Planning and Research’s Environmental Goals and Policy Report (Governor’s
Office of Planning and Research 2015) contains plans, research and objectives pertaining to land
use, development, waste, natural resource conservation, water and air quality. The Environmental
Goals and Policy Report works alongside State planning priorities to implement State environmental
goals and guide land use decisions. More specifically, the Environmental Goals and Policy Report
addresses State planning priorities including efficient infill development and adaptive reuse and
mixed-use development.

b. Local Regulations

County of Santa Cruz General Plan and Local Coastal Program

The General Plan and Local Coastal Program (LCP) was adopted by the County Board of Supervisors
on May 24, 1994 and certified by the California Coastal Commission on December 15, 1994. It has
been amended several times since original adoption (most recently in 2020). Since the project is
outside of the local coastal zone, the General Plan/LCP will be referred to from this point forward as
the General Plan. State law provides that a General Plan consists of seven mandatory elements. In
certain circumstances, an environmental justice element is also required. The County has addressed
state requirements by adopting a General Plan with the following elements:

Land Use (rev. 2020)

Circulation (rev. 2020)

Housing (rev. 2016)

Conservation and Open Space (rev. 2018)

Public Safety (rev. 2020)

Parks, Recreation, and Public Facilities (rev. 2020)

Community Design (rev. 2016)

Noise (rev. 2020)

N o E N e

Elements included in the General Plan that are applicable to the proposed project are described
below.

Land Use Element

The Land Use Element guides the future physical development of the County of Santa Cruz and
addresses the historic, current and future distribution, location, density and intensity of all land uses
in the unincorporated portion of the County. The Land Use Element has the broadest scope of all
seven General Plan elements required by state law and plays a central role in combining land use
issues, constraints, and opportunities. The Land Use Element establishes a pattern of land utilization
and sets out standards for both the density of population and the intensity of development for each
of the land use classifications. Additionally, the Land Use Element:

1. Reflects the opportunities and constraints affecting land uses that have been identified in other
elements
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2. Fosters policies and programs to reduce loss of life, injuries, damage to property, and economic
or social disruption that can result from physical hazards or natural disasters

3. Guides public and private investment

4. Promotes a balanced and functional mix of land uses consistent with community needs, desires,
and values

Circulation Element

The Circulation Element is intended to be the key policy statement of the County regarding
transportation facilities and programs serving the unincorporated areas. It is an integral part of the
General Plan that provides a basis for transportation related decisions and complements the other
General Plan elements. Specifically, the Circulation Element clarifies transportation issues raised in
other General Plan elements and offers guidance towards solutions. The Circulation Element
represents a long-range guide for the maintenance and improvement of the circulation system in
Santa Cruz County. The emphasis of the Circulation Element is to accommodate the expected
increases in travel demand by development of alternative transportation modes that complement
automobile travel and wherever possible improve the efficiency of the existing system.

Conservation and Open Space Element

The Conservation and Open Space Element combines two closely related and state-required
elements: the Conservation Element and the Open Space Element. The Conservation and Open
Space Element establishes policies and programs to address protection of biological diversity and
sensitive habitats, water resource protection, lands suitable for open space protection or resource
production activities (i.e., timber, minerals, and agricultural lands), protection and enhancement of
air quality, conservation of energy, and cultural resources (i.e., archaeological and historic).

Public Safety Element

The Public Safety Element establishes policies and programs to protect the community from natural
hazards, as well as hazards from the built environment. Examples of natural hazards in Santa Cruz
County include wildfire, earthquakes, tsunami, and floods. Natural hazards can also lead to hazards
within the built environment, such as structures that become unsafe following an earthquake.

Parks, Recreation, and Public Facilities

The Parks, Recreation, and Public Facilities Element is an optional element under State Planning law.
It combines numerous topics related to providing adequate community services and infrastructure
to support the existing and planned development in the County in a manner that is supportable
within the limits of the county’s finite natural resources and within the constraints of community-
wide goals for environmental quality; as well as coordinating the intensity, location, and timing of
future development in the County.

Community Design

The Community Design Element is an optional element under state planning law for the purpose of
integrating high quality physical design in the natural setting of the County. The goal of the Element
is to preserve and enhance the quality of life in Santa Cruz County through the guidance of
development activity to protect open space for its aesthetic, recreational and environmental values,
to foster high quality residential areas as pleasant and socially constructive areas in which to live,
and to enhance the quality of residential, commercial, and industrial development to achieve an
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aesthetic and functional community. Many of the policies addressing the design of residential uses
supplement the Land Use Element; and are therefore essential to the General Plan.

Noise

The Noise Element establishes policies to protect the public from harmful noise sources, including
vehicular noise from highways and arterials and from stationary sources such as factories.

Planning and Zoning Ordinance, Title 13 of the County Code

The purpose of the Planning and Zoning Ordinance (Title 13 of the County Code) is to: (a) implement
the General Plan and LCP Land Use Plan by providing specific regulations as to the allowable uses of
land and structures; (b) promote and protect the public health, safety, peace, morals, comfort,
convenience, and general welfare; (c) protect the character, stability, and satisfactory
interrelationships of residential, commercial, industrial, agricultural, recreational, and open space
areas of the County; (d) protect the natural environment in compliance with the California
Environmental Quality Act.

The project analyzed by this EIR would include a zone change of the project site parcel from the
Multi-Family Residential with R Combining District (RM-2-R) to Professional-Administrative Office
(PA) District. Furthermore, Santa Cruz County Code (SCCC) Section 13.10.333(A) states that the
minimum net developable square feet per parcel is 10,000 square feet with a minimum parcel
frontage of 60 feet. A maximum height of 3 stories and 35 feet is also specified.

4.10.3 Impact Analysis

a. Methodology and Significance Thresholds

In accordance with Appendix G of the CEQA Guidelines, the proposed project would result in
potentially significant land use impacts if it would:

1. Physically divide an established community

2. Cause a significant environmental impact due to a conflict with any land use plan, policy, or
regulation adopted for the purpose of avoiding or mitigating an environmental effect

Compatibility between land uses typically pertains to whether a particular land use generates air
pollution or noise pollution that adversely effects neighboring land uses. Compatibility between
proposed on-site land uses and adjacent land uses during both construction and operations are
described in Impacts AQ-3 and AQ-4 in Section 4.2, Air Quality, and in impacts N-1 through N-5 in
Section 4.11, Noise.
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b. Project Impacts and Mitigation Measures

| Threshold 1: Would the project physically divide an established community?

Impact LU-1 THE PROJECT WOULD NOT PHYSICALLY DIVIDE AN ESTABLISHED COMMUNITY. THE
PROPOSED PROJECT WOULD HAVE NO IMPACT.

The proposed project would not physically divide an established community. The project site is
bordered by Soquel Avenue to the north, and adjacent developed land to the east, west, and south.
The site is in a commercial and light industrial/employment area along Soquel Avenue, with
residential uses located south of this area. Additionally, the project site is currently fenced,
prohibiting the public from accessing the property. The project would not physically divide
established communities that neighbor the project site. The project proposes to provide frontage
improvements and improvements along Soquel Avenue that would install sidewalks and improve
Class Il bicycle lanes, resulting in an improvement to pedestrian and bicycle facilities in this
neighborhood helping to connect the area with nearby uses and to facilitate through travel for
active mobility travelers. Furthermore, the proposed project would not create new roadways or
otherwise create barriers between neighborhoods. The project would include an open space area
that would be available to the community. The proposed project would have no impact.

Mitigation Measures

No mitigation measures are required.

Significance after Mitigation

The proposed project would have no impact.

Threshold 2: Would the project cause a significant environmental impact due to a conflict with
any land use plan, policy, or regulation adopted for the purpose of avoiding or
mitigating an environmental effect?

Impact LU-2 BASED ON THE CURRENT PROJECT, IF APPROVED BY THE COUNTY THE PROPOSED PROJECT
WOULD BE SUBSTANTIALLY CONSISTENT WITH APPLICABLE LAND USE POLICIES OF THE COUNTY OF SANTA CRUZ
1994 GENERAL PLAN, AND WOULD NOT CONFLICT WITH LAND USE POLICIES THAT ARE IN EFFECT TO AVOID OR
MITIGATE ENVIRONMENTAL EFFECTS ON ENVIRONMENT AND NATURAL RESOURCES. THEREFORE, IMPACTS
WOULD BE LESS THAN SIGNIFICANT.

The purpose of this analysis is to determine whether the proposed medical office building, including
a General Plan Amendment from Urban High-Density Residential (R-UH) to Professional and
Administrative Office Designation (C-O), and zoning designation change from Multi-Family
Residential with R Combining District (RM-2-R) to Professional-Administrative Office (PA), would be
substantially consistent with the County of Santa Cruz 1994 General Plan with respect to land use
designations, policies or regulations that have been adopted to avoid or minimize environmental
effects. Table 4.10-1 contains a discussion of the proposed project’s consistency with applicable
policies of the County of Santa Cruz 1994 General Plan. The following discussion in Table 4.10-1
focuses on those General Plan goals and policies that relate to avoiding or mitigating environmental
effects, and an assessment of whether any inconsistency creates a significant physical impact on
environmental and natural resources. Only policies relevant and applicable to the proposed project
are included. Policies that are redundant between elements are not discussed here. In addition,
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some policies have been truncated where the overall meaning of the policy would not be made

unclear.

Table 4.10-1 Project Consistency with County of Santa Cruz 1994 General Plan

County of Santa Cruz General Plan Policy

Consistency Discussion

Land Use Element

Policy 2.15.1. Location of Professional and
Administrative Offices. Designate on the
General Plan and LCP Land Use Maps those
areas suitable for Professional and
Administrative Office uses which are:

i. located on a major arterial, and

ii. in an area where such uses will be a buffer
between residential uses and major
commercial centers or industrial uses, or

iii. inan area where medical offices are
appropriate due to proximity to a major
hospital. provided that such placement shall
not conflict with agricultural or resource
protection policies.

Policy 2.15.2. Allowed Uses. Allow offices such
as medical offices, business offices, branch
banks, and real estate offices, as well as
personal services, in areas designated for
Professional and Administrative Offices.

Policy 2.15.3. Compatibility with Adjacent
Development. Ensure the compatibility of
Professional and Administrative uses with
adjacent land uses through Commercial
Development Permit procedure to regulate
signage, landscaping, on-site circulation,
parking, drainage, site and building design. and
traffic patterns.

Circulation Element

Policy 3.1.1. Land Use Patterns (Jobs/Housing
Balance). Encourage concentrated commercial
centers, mixed residential and commercial uses,
and overall land use patterns which reduce
urban sprawl and encourage the reduction of
vehicle miles traveled per person.

Policy 3.2.2. Mode Split. Encourage large
employers to provide incentives to carpoolers,
bicyclists, pedestrians and transit riders such as
priority parking, company car use, bicycle
lockers, bus passes etc. in conjunction with the
Trip Reduction ordinance.

Consistent. The project site is located on the southern frontage of
Soquel Avenue, just south of Highway 1. Development of a medical
office building at the site would buffer existing residential uses
south of the site from Highway 1 and the associated noise and light
pollution associated with the highway. Agricultural uses do not
immediately surround the site or adjacent parcels.

Consistent. The proposed project would develop a medical office
building, consistent with this policy.

Consistent. As stated in Section 2.7, Required Approvals, the project
would require a Commercial Development Permit, and the
acquisition of this permit would ensure the project includes
compatible signage, landscaping, circulation, parking, drainage,
design, and traffic patterns, as determined by the County decision-
makers.

Consistent. The project is proposed in an urbanized area of the
County and is considered infill development. It would replace
existing storage, salvage, salvage yard, and concrete contractor
operations on the site with a more formal commercial use. As
described in Section 4.14, Transportation, the proposed project
would reduce regional vehicle miles traveled (VMT).

Consistent. The project includes the provision of bicycle parking
(both short-term and long-term) and 47 electric vehicle parking
spaces. The proposed project also includes new pedestrian sidewalk
and improved bicycle lanes on Soquel Avenue. While the project site
is not accessible by a transit route, the bicycle and pedestrian
facilities would encourage active transportation. Additionally, as
described in the Transportation Impact and Operational Analysis,
the proposed project would include transportation demand
management strategies and programs (see Appendix D).
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County of Santa Cruz General Plan Policy Consistency Discussion

Policy 3.3.6. Americans with Disabilities Act.
Require parking facilities to meet the
requirements of the Americans with Disabilities
Act and require that pedestrian ways be
designed into parking lots of all developments to
enable pedestrians to get to their destinations in
a safe manner.

Consistent. The proposed parking garage would include 66
Americans with Disabilities Act (ADA) accessible parking spaces. As
shown on Figure 2-6, Conceptual Site Plan, accessible pedestrian
paths would be located central to the project site, between the
parking garage and medical office building, and would be clearly
marked. Therefore, the project would be consistent with this policy.

Policy 3.6.1 Transit-Friendly Design. Locate and
design public facilities and new developments to

Potentially Inconsistent. The project site is not on a transit route
and there is not a transit stop within reasonable walking distance of

facilitate transit access, both within the
development and outside it.

Policy 3.10.2. Landscape. Landscape and buffer

pedestrian walkways wherever feasible.

Policy 3.10.3. Lighting. Require adequate
lighting for pedestrian and transit patron’s
movement where appropriate.

Policy 3.10.4. Pedestrian Traffic. Require
dedication and construction of walkways for
through pedestrian traffic and internal
pedestrian circulation in new developments
where appropriate.

Policy 3.10.7. Parking Lot Design. Provide for
pedestrian movement in the design of parking
areas.

the site. The nearest transit stop to the project site is approximately
0.75 mile away. The absence of transit would not result in physical
changes to the current resources on the site, such as biological
resources or aesthetic resources. However, due to a lack of transit,
operation of the project could result in more personal vehicle trips
that would have otherwise been made on transit. As described on
page 38 of the Transportation Impacts and Operation Analysis (see
Appendix D), approximately 3 percent of total daily workforce and
visitors to the project would utilize transit if it were available. This
represents approximately 18 passengers during the AM peak hour
and 16 passengers during the PM peak hour. Therefore, transit use
would be minimal even if it were available. Additionally, the
METRO-operated ParaCruz service would provide transit to the
project site for senior citizens and other people with disabilities
needing assistance to travel. Further, the project is located within
walking distance of the proposed Chanticleer Bicycle/Pedestrian
Overcrossing over Highway 1, which is scheduled to start
construction in late 2021 and will facilitate access to transit on
Soquel Drive north of Highway 1.

Consistent. The project would include on-site landscaping around all
public outdoor areas and on-site pedestrian pathways, as well as the
installation of street trees and landscaping along the proposed
sidewalk fronting Soquel Avenue.

Consistent. The project would include lighting throughout the site,
such as driveway and sidewalk pole-mounted luminaires, bollard
lighting along sidewalks, and building-mounted lighting at entrances
and within the parking garage.

Consistent. The project includes on-site pedestrian features,
including ADA-accessible walkways, as well as the construction of a
new pedestrian sidewalk fronting Soquel Avenue.

Consistent. The parking garage has been designed to meet the
requirements of the ADA. In addition, the proposed parking area has
been designed with adequate driveway widths to accommodate
both pedestrians and automobiles.

Draft Environmental Impact Report
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County of Santa Cruz General Plan Policy Consistency Discussion

Policy 3.10.8. Americans with Disabilities Act Consistent. The project is designed in compliance with ADA
(ADA) Requirements. Incorporate ADA standards. No proposed structures or landscaping would block
standards in design of new projects and pedestrian access routes between the garage and medical office
reconstruction where applicable. Prohibit building.

landscaping and all other obstacles, such as
telephone poles and fire hydrants, which would
prevent pedestrian movement within this
walkway. Require the use of materials which will
provide an all-weather surface for walking.

Policy 3.12.1. Level of Service (LOS) Policy. In Consistent. Pursuant to CEQA Guidelines Section 15064.3(a), a
reviewing the traffic impacts of proposed project’s effect on automobile delay shall not constitute a significant
development projects or proposed roadway environmental impact. LOS is a measurement of automobile delay.

improvements, LOS C should be considered the This EIR has been prepared to identify potentially significant impacts
objective, but LOS D as the minimum acceptable  of the project and provide mitigation measures to reduce these

(where costs, right-of-way requirements, or impacts, as applicable. Because LOS is measurement of automobile
environmental impacts of maintaining LOS delay, and effects on automobile delay shall not constitute a

under this policy are excessive, capacity significant environmental impact, LOS is not discussed further in
enhancement may be considered infeasible). context to CEQA or CEQA impacts in this EIR. Therefore, regardless
Review development projects or proposed of potential consistency or inconsistency with Policy 3.12.1, there
roadway improvements to the Congestion would be no significant environmental impacts because this policy
Management Program network for consistency does not pertain to reducing or avoiding environmental impacts.
with Congestion Management Plan goals. However, LOS resulting from the project is provided for

Proposed development projects that would informational purposes in Section 4.14, Transportation. As

cause LOS at an intersection or on an described in Section 4.14, unacceptable LOS would not result from

uninterrupted highway segment to fall below D implementation of the proposed project.
during the weekday peak hour will be required
to mitigate their traffic impacts. Proposed
development projects that would add traffic at
intersections or on highway segments already at
LOS E or F shall also be required to mitigate any
traffic volumes resulting in an increase in the
volume/capacity ratio of the sum of all critical
movements. Projects shall be denied until
additional capacity is provided or where
overriding finding of public necessity and or
benefit is provided.

Conservation and Open Space Element

Policy 5.4.14. Water Pollution from Urban Consistent. A stormwater pollution prevention plan would be
Runoff. Review proposed development projects  implemented during project construction to reduce erosion and
for their potential to contribute to water siltation of surface waters. The proposed project would include on-
pollution via increased storm water runoff. site stormwater retention. Refer to Impact HWQ-1 in Section 4.9,
Utilize erosion control measures, on-site Hydrology and Water Quality. As stated therein, the project would
detention and other appropriate storm water not violate water quality standards or degrade runoff water quality
best management practices to reduce pollution with implementation of Mitigation Measure HWQ-1, which requires
from urban runoff. an Operations and Maintenance Agreement to ensure adequate
functioning of the proposed on-site stormwater systems.
Policy 5.7.1. Impacts from New Development Consistent. The project site is located within 1 mile of three major
on Water Quality. Prohibit new development waterways with Rodeo Creek Gulch approximately 0.25-mile to the
adjacent to marshes, streams and bodies of east, Leona Creek 0.6-mile southwest, and Arana Gulch 0.75-mile

water if such development would cause adverse  west. The project site is not adjacent to these streams. However, a

impacts on water quality which cannot be fully proposed stormwater outfall would be located adjacent to Rodeo

mitigated. Creek Gulch. Implementation of construction-phase and post-
construction best management practices, as required to comply
with all applicable laws and regulations, would limit any adverse
effects on water quality in Rodeo Gulch and other waterways.
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County of Santa Cruz General Plan Policy

Policy 5.7.4. Control Surface Runoff. New
development shall minimize the discharge of
pollutants into surface water drainage by
providing the following improvements of similar
methods which provide equal or greater runoff
control:

(@) Include curbs and gutters on arterials,
collectors and locals consistent with adopted
urban street designs;

(b) Qil, grease, and silt traps for parking lots,
land divisions, or commercial and industrial
development.

Policy 5.17.1. Promote Alternative Energy
Sources. Promote the use of energy sources
which are renewable, recyclable and less
environmentally degrading than non-renewable
fossil fuels.

Policy 5.18.1. New Development. Ensure new
development projects are consistent at a
minimum with the Monterey Bay Unified Air
Pollution Control District Air Quality
Management Plan and review such projects for
potential impact on air quality.

Policy 5.19.2. Site Surveys. Require an
archeological site survey as part of the
environmental review process for all projects
with very high potential as determined by the
inventory of archeological sites, within the
Archeological Sensitive Areas, as designated on
General Plan and LCP Resources and Constraint
Map files in the Planning Department.

Policy 5.19.3. Development Around
Archeological Resources. Protect archeological
resources from development by restricting
improvements and grading activities to portions
of the property not containing these resources,
where feasible, or by preservation of the site
through project design and/or use restrictions,
such as covering the site with earth fill to a
depth that ensures the site will not be disturbed
by development, as determined by a
professional archeologist.

Consistency Discussion

Consistent. The proposed project would construct on-site and off-
site stormwater facility improvements, including installing curb and
gutter along Soquel Avenue. Proposed site features would detain
stormwater on-site to control runoff volume and rates, and to treat
runoff before discharging off-site. Runoff from impervious surfaces
on the project site, such as the medical office building, parking
garage, driveways, and sidewalks would be treated on-site before
discharge at the proposed outfall along Rodeo Creek Gulch. Also see
response to Policy 5.4.14.

Consistent. The project includes the installation of solar panels on
the parking garage rooftop, and the parking garage would include
electric vehicle spaces to encourage the use of non-petroleum fuels.

Consistent. Potential air quality impacts of the proposed project are
evaluated in Section 4.2, Air Quality. As described in Section 4.2, the
proposed project would be consistent with the Monterey Bay
Unified Air Pollution Control District Air Quality Management Plan.

Consistent. An archaeological survey of the project site was
conducted by a Dudek archaeologist on September 5, 2018. An
archaeological survey of the proposed stormwater outfall area along
Rodeo Gulch Creek was conducted by a Dudek archaeologist on
November 18, 2020. As described in Section 4.4, Cultural Resources,
no historic or archaeological resources were found within the Area
of Potential Effect (APE) during the 2018 or 2020 archaeological
survey. The APE consists of the project site and proposed
stormwater outfall area along Rodeo Gulch Creek.

Consistent. The cultural resource assessment did not identify known
or observable cultural resources, prehistoric, or historic resources,
within the APE. Mitigation Measure CUL-1a in Section 4.4, Cultural
Resources, would require a qualified archaeologist to monitor
project construction activities. Mitigation Measure CUL-1b would
require construction or land disturbing activities to stop in the event
cultural remains were found. The discovery or find shall be
evaluated by the archaeologist to determine if the resource must be
mitigated, pursuant to Mitigation Measure CUL-1b, whether Native
American consultation is required, and whether and when
construction can resume.

Draft Environmental Impact Report
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County of Santa Cruz General Plan Policy

Policy 5.19.5. Native American Cultural Sites.
Prohibit any disturbance of Native American
Cultural Sites without an archaeological permit
which requires, but is not limited to, the
following to (a) a statement of goals, methods,
and techniques to be employed in the
excavation and analysis of data, and the reasons
why the excavation will be of value; (b) a plan to
ensure that artifacts and records will be properly
preserved for scholarly research and public
education; (c) A plan for disposing of human
remains in a manner satisfactory to local Native
American Indian groups.

Policy 5.20.3. Development Activities. For
development activities on property containing
historic resources, require protection,
enhancement and/or preservation of the
historic, cultural, architectural, engineering or
aesthetic values of the resource as determined
by the Historic Resources Commission.
Immediate or substantial hardship to a project
applicant shall be considered in establishing
project requirements.

Public Safety Element?

Policy 6.1.1. Geologic Review for Development
in Designated Fault Zones. Require a review of
geologic hazards for all discretionary
development projects, including the creation of
new lots, in designated fault zones. Fault zones
designated for review include the Butano,
Sargent, Zayante, and Corralitos complexes, as
well as the State designated Seismic Review
Zones. Required geologic reviews shall examine
all potential seismic hazards and may consist of
a Geologic Hazards Assessment and a more
complete investigation where required. Such
assessment shall be prepared by County staff
under supervision of the County Geologist, or a
certified engineering geologist may conduct this
review at the applicant’s choice and expense.

Policy 6.2.2. Engineering Geology Report.
Require an engineering geology report by a
certified engineering geologist and/or a soils
engineering report when the hazards
assessment identifies potentially unsafe geologic
conditions in an area of proposed development.

Consistency Discussion

Consistent. The cultural resource assessment did not identify known
or observable cultural resources, prehistoric, or historic resources,
within the APE. Tribal consultation also identified no known tribal
cultural resources or Native American cultural sites within the APE.
Project construction activities involving ground disturbance or
excavation would have potential to encounter previously unknown
or unidentified Native American cultural sites. Implementation of
Mitigation Measure CUL-1a in Section 4.4, Cultural Resources, would
require a qualified archaeologist to monitor project construction
activities. Mitigation Measure CUL-1b would require construction or
land disturbing activities to stop in the event cultural remains were
found. The discovery or find shall be evaluated by the archaeologist
to determine if the resource must be mitigated, pursuant to
Mitigation Measure CUL-1b, whether Native American consultation
is required, and whether and when construction can resume.
Mandatory compliance with regulations pertaining to disturbance of
human remains would prevent impacts to potential Native
American burials or burial sites.

Consistent. As described in Section 4.4, Cultural Resources, historic
resources do not occur within the APE. The proposed project would
have no impact on historic resources.

Consistent. As summarized in Section 4.6, Geology and Soils, a
geotechnical investigation, dated September 2018, was prepared by
Dees & Associates, Inc. The project site is not located within the
Alquist-Priolo Fault Zone or fault zone hazard area identified by the
Santa Cruz County General Plan. Section 4.6, Geology and Soils,
includes a review of geologic hazards, such as liquefaction, landslide
potential, soil erosion, and liquefaction, and all potential impacts
would be less than significant; no mitigation measures would be
required. Therefore, the project is consistent with this policy.

Consistent. As described in Section 4.6, Geology and Soils,
implementation of Mitigation Measure GEO-2 requires an updated
Geotechnical Investigation be provided to the County before the
grading permit for the project is issued. All measures recommended
in the Geotechnical Investigation shall be incorporated into the final
plans for the proposed project and made conditions of approval

1 Recent amendments to the General Plan currently under consideration by the California Coastal Commission amended and renumbered

several of these policies.
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County of Santa Cruz General Plan Policy

Policy 6.3.4. Erosion Control Plan Approval
Required for Development. Require approval of
an erosion control plan for all development, as
specified in the Erosion Control ordinance.
Vegetation removal shall be minimized and
limited to that amount indicated on the
approved development plans but shall be
consistent with fire safety requirements.

Policy 6.3.5. Installation of Erosion Control
Measures Require the installation of erosion
control measures consistent with the Erosion
Control ordinance, by October 15, or the advent
of significant rain, or project completion,
whichever occurs first. Prior to October 15,
require adequate erosion control to be provided
to prevent erosion from early storms. For
development activities, require protection of
exposed soil from erosion between October 15
and April 15 and require vegetation and
stabilization of disturbed areas prior to
completion of the project.

Policy 6.3.9. Site Design to Minimize Grading.
Require site design in all areas to minimize
grading activities and reduce vegetation removal
based on the following guidelines:

(a) Structures to be clustered;

(b) Access roads and driveways shall not cross
slopes greater than 30 percent; cuts and fills
should not exceed 10 feet unless they are
wholly underneath the footprint and
adequately retained,;

(c) Foundation designs should minimized
excavation or fill;

(d) Building and access envelopes should be
designed on the basis of site inspection to
avoid particularly erodible areas;

(e) Require all fill and sidecast material to be
recompacted to engineering standards,
reseeded, and mulched and/or burlap
covered.

Policy 6.4.7. New Construction to be Outside
Flood Hazard Areas. Restrict new construction
to the area outside the 100-year floodplain and
areas subject to coastal inundation, if a
buildable portion of the parcel exists outside
such areas.

Consistency Discussion

Consistent. County Code Section 16.22.060 requires the preparation
of an erosion control plan. County Code Section 16.22.080 also
requires vegetation removal to be limited to the amount necessary
for building, access, and construction as shown on the erosion
control plan.

Consistent. County Code Section 16.22.060 requires erosion control
plans to include, as a minimum, the measures required under SCCC
16.22.070, 16.22.080, 16.22.090, and 16.22.100. Additional
measures or modification of proposed measures may be required by
the Planning Director prior to project approval.

Consistent. Site design would be reviewed by the County prior to
issuance of a grading permit. The project site is relatively flat in
topography; and therefore, grading would be minimal. Therefore,
the project is consistent with this policy.

Consistent. As described in Section 4.9, Hydrology and Water
Quality, the proposed project is located in proximity to Rodeo Creek
Gulch; however, the project area is completely outside of the 100-
year floodplain according to the FEMA flood map. Therefore, this
project is consistent with this policy.

Draft Environmental Impact Report
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County of Santa Cruz General Plan Policy

Parks, Recreation, and Public Facilities Element

Policy 7.16.1. Reviewing New Development for
Fire Protection. Require review of all new
developments, including building permits on
existing parcels of record, by the County Fire
Marshal or local fire agency, and require
adequate access, water supply and location with
respect to fire stations and Critical Fire Hazard
Areas in order to ensure adequate fire
protection.

Policy 7.16.2. Development to be Consistent
with Fire Hazards Policies. Allow development
approvals only if adequate water supply, access,
and response time for fire protection can be
made available in accordance with the Fire
Hazards policies found in section 6.5.

Policy 7.18.2. Written Commitments
Confirming Water Serve Required for Permits.
Concurrent with project application, require a
written commitment from the water purveyor
that verifies the capability of the system to serve
the proposed development. Projects shall not be
approved in areas that do not have a proven,
adequate water supply. A written commitment
is a letter from the purveyor guaranteeing that
the required level of service for the project will
be available prior to the issuance of building
permits, or in the case of a subdivision, prior to
filing the Final Map or Parcel Map. The County
decision making body shall not approve any
development project unless it determines that
such project has an adequate water supply
available.

Policy 7.18.3. Impacts of New Development on
Water Purveyors. Review all new development
proposals to assess impacts on municipal water
systems, County water districts, or small water
systems. Require that either adequate service is
available or that the proposed development
provide for mitigation of its impacts as a
condition of project approval.

Consistency Discussion

Consistent. The project will be served by the Central Fire Protection
District. The fire district will review the proposed development for
consistency with the Fire Code prior to issuance of the building
permit for consistency with the Fire Code. Domestic water use,
which would also be used for fire suppression would be provided via
connection City of Santa Cruz Water Department. Section 4.17,
Utilities and Service Systems, addresses this topic further.

Consistent. The project will be served by the Central Fire Protection
District. The fire district will review the proposed development for
consistency with the Fire Code prior to issuance of the building
permit for consistency with the Fire Code. Domestic water use,
which would also be used for fire suppression would be provided via
connection City of Santa Cruz Water Department. Section 4.17,
Utilities and Service Systems, addresses this topic further.

Consistent. A water will-serve letter from the City of Santa Cruz
Water Department is required and has been obtained for the
proposed project.

Potentially Inconsistent. The City of Santa Cruz has issued a will-
serve letter committing to supplying water to the project. However,
as described in Section 4.16, Utilities and Service Systems, the City of
Santa Cruz has insufficient water supply to meet future demand,
especially during dry years and multiple dry years. The proposed
project would incrementally increase demand for water. Because
the demand would be only an incremental increase, and not the full
amount of future growth and associated water demand forecasted
by the City’s Water Department, there would be adequate supply
for the proposed project, and the City Water Department has issued
a will-serve letter for the project. However, in the future, as more
projects are constructed in the City of Santa Cruz Water Department
service area, there could be insufficient water supplies to meet the
demand of all customers in the service area.
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Policy 7.18.6. Water Conservation
Requirements. Utilize the best available
methods for water conservation in new
developments. Work with all water purveyors to
implement demand management programs and
water conservation measures. In areas where
water shortage or groundwater overdraft has
been substantiated by the water purveyor,
require water conservation measures for new
and existing uses. Require the use of water-
saving devices such as ultra-low-flow fixtures
and native drought-resistant planting in new
development projects to promote ongoing
water conservation.

Policy 7.19.1. Sewer Service to New
Development. Concurrent with project
application, require a written commitment from
the service district. A written commitment is a
letter, with appropriate conditions, from the
service district guaranteeing that the requiring
level of service for the project will be available
prior to issuance of building permits, or in the
case of a subdivision, prior to filing the Final
Map or Parcel Map. The County decision making
body shall not approve any development prior
unless it determines that such project has
adequate sewage treatment plant capacity.

Policy 7.19.2. Development Linkage to
Downstream Sewer System Improvements.
Require new development to pay its full fair
share of downstream sewer system
improvements needed. In areas where
cumulative sewer capacity is a problem, as
indicated by the Department of Public Works,
require all development to make required
downstream improvements or be appropriately
limited until downstream improvements are
made.

Policy 7.23.1. New Development. Require new
discretionary development projects to provide
both on and off-site improvements to alleviate
drainage problems before considering on-site
detention of storm water. Require runoff levels
to be maintained at predevelopment rates for a
minimum design storm as determined by Public
Works Design Criteria to reduce downstream
flood hazards and analyze potential flood
overflow problems, where applicable. Require
on-site retention and percolation of increased
runoff from new development in Water Supply
Watersheds and Primary Groundwater Recharge
Areas, and in other areas as feasible.

Consistency Discussion

Potentially Consistent. The proposed project would be constructed to
achieve a minimum LEED Gold standard rating, including measures to
reduce water use. The project would also include native, drought-
tolerant landscaping, which would require minimum to negligible
irrigation.

Consistent. Wastewater would be conveyed and treated by the
Santa Cruz County Sanitation District. The County Sanitation District
has issued a wastewater will-serve letter for the proposed project,
stating that wastewater services would be provided by the District.

Consistent. The proposed project would pay a sewer connection fee
that would be used to maintain downstream infrastructure. In
addition, the proposed project includes replacing the existing
sanitary sewer pipe beneath Soquel Avenue, Chanticleer Avenue,
and Rodriguez Street at a lower depth below ground surface, which
satisfies this policy’s requirement to identify and fund downstream
sewer system improvements.

Consistent. As discussed in Section 2.5.5.3, Stormwater
Management, the project would maintain off-site drainage patterns,
mediated by the construction of on-site swales and treatment
chambers. The project would also install storm drain improvements
within Soquel Avenue, a catch basin from the northwest corner of
the neighboring landscape supply company property, and culvert
improvements. Therefore, this project is consistent with this policy.

Draft Environmental Impact Report
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Policy 7.23.2. Minimizing Impervious Surfaces.
Require new development to limit coverage of
lots by parking areas and other impervious
surfaces, in order to minimize the amount of
post-development surface runoff.

Policy 7.24.9. Storage Requirement for
Recyclable Materials. Require all projects,
except single family dwellings, to provide
sufficient and accessible space for the storage
and collection of recyclable materials separate
from, and in addition to, space for refuse
storage and collection. Encourage owners of
existing buildings to provide such space, where
feasible.

Policy 7.25.1. Requiring Space for Refuse
Collection. Require all new projects, except
single family dwellings, to provide sufficient and
accessible space for the storage and collection of
refuse separate from, and in addition to, space
for recyclable materials collection.

Policy 7.26.1. Undergrounding Lines. Require all
new power line distribution systems and all
services to new development to be placed
underground.

Community Design Element

Policy 8.7.1. Landscape for Development. When
landscaping is required as a condition of permit
approval, utilize the Zoning ordinance and the
Urban Forestry Master Plan as a guide to require
the landscape deign to relate to the building and
the site design; require plant materials
appropriate to the site conditions with
consideration for growth pattern, color, texture,
solar access, maintenance, and water
conservation; and require fencing, walls, site
furniture and lighting to be designed to be
integral and compatible elements of the building
and landscape design.

Policy 8.7.3. Appropriate Plants in Urban Areas.
Require urban projects, as a condition of
development permit approval, to comply with
the street tree guidelines of the Urban Forestry
Master Plan, and to utilize acceptable species
listed within the plan.

Consistency Discussion

Consistent. As discussed in Section 4.9, Hydrology and Water
Quality, impervious surfaces on the site would be increased by
106,654 square feet greater than existing conditions. On-site
impervious areas are associated with proposed buildings and paved
areas. Portions of the project that are covered with impervious
surfaces would result in potential increases in surface runoff.
However, the runoff rate from the property would be controlled by
constructing stormwater management facilities on-site. Pursuant to
current laws and regulations, there would no net new amount of
stormwater runoff volume from the project site.

Consistent. The project would be required to provide space for
refuse storage and collection. Storage space for trash and recycling
is provided on site within the medical office building near the back
entry/service entrance along the eastern side of the building. This
area is adjacent to a service vehicle parking area along the eastern
site boundary.

Consistent. The project would be required to provide space for
refuse storage and collection. Storage space for trash and recycling
is provided on site within the medical office building near the back
entry/service entrance along the eastern side of the building. This
area is adjacent to a service vehicle parking area along the eastern
site boundary.

Consistent. The project would be served by electricity, gas, and
telecommunications lines connected through shallow dry utility
trenches (refer to Section 2.5.5.4, Dry Utilities).

Consistent. The proposed landscaping plan, shown on Figure 2-15 in
Section 2, Project Description, includes planting a mix of deciduous
trees, evergreen trees, ornamental trees, shrubs and grasses, and
perennial plants. Trees would be planted as street trees along the
site frontage on Soquel Avenue. Proposed landscaping would be
consistent with both the Zoning Ordinance and the Urban Forestry
Master Plan.

Consistent. The proposed landscaping plan, shown on Figure 2-15 in
Section 2, Project Description, includes planting a mix of deciduous
trees, evergreen trees, ornamental trees, shrubs and grasses, and
perennial plants. Trees would be planted as street trees along the
site frontage on Soquel Avenue. Proposed landscaping would be
consistent with both the Zoning Ordinance and the Urban Forestry
Master Plan.
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Consistency Discussion

Noise

Policy 9.1.1. Consider Table 9-2, Acceptable
through Unacceptable Ranges of Exterior Noise
Exposure by Land Use in the planning and
permitting processes for new development to
reduce noise exposure on future occupants of
the new development to acceptable noise levels.

Policy 9.1.2. Where noise sensitive
developments would be exposed to noise levels
that exceed those considered “normally
acceptable,” require the incorporation of noise
reduction design elements as recommended by
a site-specific acoustical study or using
prescriptive or performance methods to reduce
interior noise levels to the standards set forth in
Title 24 of the California Code of Regulations for
both residential and non-residential uses.

Policy 9.2.6. Require mitigation and/or best
management practices to reduce construction
noise as a condition of project approvals,
particularly if noise levels would exceed 75 dB at
neighboring sensitive land uses or if construction
would occur for more than 7 days.

Consistent. The proposed project is not expected to generate noise
levels above the maximum allowable standards of the Land Use
Compatibility Guidelines or the Maximum Allowable Noise
Exposure; refer to Section 4.11, Noise. The existing ambient noise
level in the project area ranges between 44 and 72 decibels (dB).
Noise levels generated by the proposed project are not expected to
exceed the ambient noise level of the project area.

Consistent. The proposed project is not expected to generate noise
levels above the maximum allowable standards of the Land Use
Compatibility Guidelines or the Maximum Allowable Noise
Exposure; refer to Section 4.11, Noise. The existing ambient noise
level in the project area ranges between 44 and 72 decibels (dB).
Noise levels generated by the proposed project are not expected to
exceed the ambient noise level of the project area; refer to Section
4,11, Noise.

Consistent. According to Section 4.11, Noise, construction and
operation of the proposed project would not result in noise levels
above 75 dB. Construction would last approximately 18 months but
would occur on weekdays and during daytime hours when people
are generally away at work or not asleep and most sensitive to
noise.

The determination of General Plan consistency is within the discretion of the County Board of
Supervisors. In making this determination, the applicable law requires the decision makers to view
the proposed project against the General Plan as a whole and does not permit the elevation of
certain specific General Plan policies over others. Nonetheless, as shown in Table 4.10-1, the
proposed project would be clearly consistent with most of the relevant policies of the County
General Plan with the implementation of required mitigation measures.

The project would not be accessible to transit, with is potentially inconsistent with Policy 3.6.1, as
described in Table 4.10-1. When a property is inaccessible by transit, such as the proposed project,
people must instead use personal vehicles or other means to travel to and from the site. Increased
personal vehicle use can result in increased emissions of air pollutants and GHGs. However, as
described in Section 4.14, Transportation, implementation of the proposed project would reduce
regional VMT. Therefore, the total miles vehicles are operated in the County would decrease, as
would associated air pollutant and GHG emissions associated with vehicle travel. As described in
Section 4.2, Air Quality, and Section 4.7, Greenhouse Gas Emissions, the proposed project would
generate no new mobile-source air pollutant or GHG emissions because it would reduce regional
VMT.

While the proposed project would reduce VMT, increased personal vehicle use could change traffic
patterns such that more vehicle trips occur on roadways near the project site. Increased traffic on
roadways would have the potential to increase traffic-related noise. However, as described in
Section 4.11, Noise, traffic-related noise impacts of the project would be less than significant.
Accordingly, potential inconsistency with General Plan Policy 3.6.1 would result in less than
significant environmental impacts.
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The proposed project would also be potentially inconsistent with General Plan Policy 7.18.3, as
described in Table 4.10-1. Policy 7.18.3 requires that adequate water supplies be available for new
development. As described in Section 4.16, Utilities and Service Systems, water service would be
provided to the proposed project by the City of Santa Cruz Water Department. As described further
in Section 4.16, the City of Santa Cruz has insufficient water supply to meet future demand,
especially during dry years and multiple dry years. The proposed project would incrementally
increase demand for water. Because the demand would be only an incremental increase, and not
the full amount of future growth and associated water demand forecasted by the City’s Water
Department, there would be sufficient supply for the proposed project without requiring the City to
develop new or additional water supply or sources. However, as reasonably foreseeable future
growth and development occurs within the water service area, including the proposed project,
demand would increasingly exceed supply during drier years. Eventually the City would be required
to obtain new or additional water supply to meet demand. The development of a new or additional
water supply could result in environmental impacts, resulting in a potentially significant and
cumulative impact, as described in Section 4.16, Utilities and Service Systems. However, the
proposed project’s potential inconsistency with Policy 7.18.3 would result in less than significant
direct and indirect impacts, as detailed in Section 4.16, Utilities and Service Systems.

As noted previously, the above discussion is intended to guide policy interpretation, but is not
intended to replace or supplant County decision makers. The final determination of consistency will
be made by the County Board of Supervisors when it acts on the proposed project.

Mitigation Measures

Implementation of all mitigation measures identified in Section 4.1, Aesthetics; Section 4.3,
Biological Resources; Section 4.4, Cultural Resources; Section 4.6, Geology and Soils; Section 4.8,
Hazards and Hazardous Materials; and Section 4.9, Hydrology and Water Quality, would be
required.

Significance after Mitigation

With implementation of all mitigation measures identified in this EIR, impacts would be less than
significant.

4.10.4 Cumulative Impacts

Land use impacts would be considered cumulatively considerable if a proposed project in
conjunction with other past, present and reasonably foreseeable projects, would trigger the above-
referenced significance thresholds.

Implementation of future projects would require discretionary approval, similar to the proposed
project’s review and approval process; therefore, it is reasonably assumed that these projects would
be designed or otherwise conditioned to maximize consistency with adopted land use plans and
ordinances. As such, cumulative land use impacts are anticipated to be less than significant.

As described in Table 4.10-1, the proposed project would be substantially consistent with applicable
land use goals, policies, objectives, strategies of the General Plan and SSCC Plan. All feasible
mitigation measures to address environmental impacts of the project have been required and are
detailed in Sections 4.1, 4.3, 4.4, 4.6, 4.8, and 4.9 of this EIR, and a Statement of Overriding
Considerations would be adopted in conjunction with project approval for any infeasible mitigation
or impacts that cannot be mitigated. Given the project’s general consistency as well as the potential
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for other cumulative projects considered in the evaluation to be consistent with the land use policy
framework, overall cumulative land use impacts are anticipated to be less than significant. The
County promotes a balanced and functional mix of uses consistent with the community needs,
desires, and values. Ongoing cumulative development in this area could be determined to be
consistent with the overall vision and policy direction of the General Plan. Additionally, cumulative
projects in the cities of Santa Cruz and Capitola could be determined consistent with overall vision
and policy direction of the applicable General Plan for those cities. As a result, the project would not
contribute to an identified significant cumulative land use impact.
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4.11 Noise

This section presents existing noise conditions on the project site and analyzes the potential noise
impacts, both temporary (i.e., construction) and long term (i.e., operational), from the construction
and operation of the proposed project. Analysis in this section is based on the Environmental Noise
and Vibration Assessment prepared by Dudek in April 2020 (Appendix P).

4.11.1 Setting

a. Overview of Sound Measurement

Sound is a vibratory disturbance created by a moving or vibrating source, which is capable of being
detected by the hearing organs. Noise is defined as sound that is loud, unpleasant, unexpected, or
undesired. The effects of noise on people can include general annoyance, interference with speech
communication, sleep disturbance, and, in the extreme, hearing impairment (California Department
of Transportation [Caltrans] 2013a).

Noise levels are commonly measured in decibels (dB) using the A-weighted sound pressure level
(dBA). The A-weighting scale is an adjustment to the actual sound pressure levels so that they are
consistent with the human hearing response, which is most sensitive to frequencies around 4,000
Hertz (Hz)and less sensitive to frequencies around and below 100 Hz (Kinsler et. al. 1999). Decibels
are measured on a logarithmic scale that quantifies sound intensity in a manner similar to the
Richter scale used to measure earthquake magnitudes. A doubling of the energy of a noise source,
such as doubling of traffic volume, would increase the noise level by 3 dBA; reducing the energy in
half would result in a 3-dBA decrease (Crocker 2007).

Human perception of noise has no simple correlation with sound energy: the perception of sound is
not linear in terms of dBA or in terms of sound energy. Two sources do not “sound twice as loud” as
one source. It is widely accepted that the average healthy ear can barely perceive changes of 3 dBA,
increase or decrease (i.e., twice the sound energy); that a change of 5 dBA is readily perceptible (8
times the sound energy); and that an increase (or decrease) of 10 dBA sounds twice (half) as loud
([10.5x the sound energy] Crocker 2007).

Sound changes in both level and frequency spectrum as it travels from the source to the receptor.
The most obvious change is the decrease in level as the distance from the source increases. The
manner in which noise reduces with distance depends on factors such as the type of sources (e.g.,
point or line, the path the sound will travel, site conditions, and obstructions). Noise levels from a
point source typically attenuate, or drop off, at a rate of 6 dBA per doubling of distance (e.g.,
construction, industrial machinery, ventilation units). Noise from a line source (e.g., roadway,
pipeline, railroad) typically attenuates at about 3 dBA per doubling of distance (Caltrans 2013a). The
propagation of noise is also affected by the intervening ground, known as ground absorption. A hard
site, such as a parking lot or smooth body of water, receives no additional ground attenuation and
the changes in noise levels with distance (drop-off rate) result from simply the geometric spreading
of the source. An additional ground attenuation value of 1.5 dBA per doubling of distance applies to
a soft site (e.g., soft dirt, grass, or scattered bushes and trees) (Caltrans 2013a). Noise levels may
also be reduced by intervening structures; the amount of attenuation provided by this “shielding”
depends on the size of the object and the frequencies of the noise levels. Natural terrain features
such as hills and dense woods, and man-made features such as buildings and walls, can significantly
alter noise levels. Generally, any large structure blocking the line of sight provides at least a 5-dBA
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reduction in source noise levels at the receptor (Federal Highway Administration [FHWA] 2011).
Structures can substantially reduce exposure to noise as well. The FHWA's guidelines indicate that
modern building construction generally provides an exterior-to-interior noise level reduction of 20
to 35 dBA with closed windows.

The impact of noise is not a function of loudness alone. The time of day when noise occurs and the
duration of the noise are also important factors of project noise impact. Most noise that lasts for
more than a few seconds is variable in its intensity. Consequently, a variety of noise descriptors
have been developed. One of the most frequently used noise metrics is the equivalent noise level
(Leq); it considers both duration and sound power level. Leq is defined as the single steady A-
weighted level equivalent to the same amount of energy as that contained in the actual fluctuating
levels over time. Typically, Leq is summed over a one-hour period. Lmax is the highest root mean
square (RMS) sound pressure level within the sampling period, and Lmin is the lowest RMS sound
pressure level within the measuring period (Crocker 2007). RMS is defined as the average noise
output over time.

Noise that occurs at night tends to be more disturbing than that occurring during the day.
Community noise is usually measured using Day-Night Average Level (Ldn), which is the 24-hour
average noise level with a +10 dBA penalty for noise occurring during nighttime (10:00 p.m. to 7:00
a.m.) hours; it is also measured using Community Noise Equivalent Level (CNEL), which is the 24-
hour average noise level with a +5 dBA penalty for noise occurring from 7:00 p.m. to 10:00 p.m. and
a +10 dBA penalty for noise occurring from 10:00 p.m. to 7:00 a.m. (Caltrans 2013a). Noise levels
described by Ldn and CNEL usually differ by about 1 dBA. The relationship between the peak-hour
Leq value and the Ldn/CNEL depends on the distribution of traffic during the day, evening, and
night. Quiet suburban areas typically have CNEL noise levels in the range of 40 to 50 dBA, while
areas near arterial streets are in the 50 to 60-plus CNEL range. Normal conversational levels are in
the 60 to 65-dBA Leq range; ambient noise levels greater than 65 dBA Leq can interrupt
conversations (Federal Transit Administration [FTA] 2018).

b. Vibration

Groundborne vibration consists of the oscillatory waves that move from a source through the
ground to adjacent structures. The number of cycles per second of oscillation makes up the
vibration frequency, described in terms of Hz. The frequency of a vibrating object describes how
rapidly it oscillates. The normal frequency range of most groundborne vibration that can be felt by
the human body starts from a low frequency of less than 1 Hz and goes to a high of about 200 Hz
(Crocker 2007).

While people have varying sensitivities to vibrations at different frequencies, in general they are
most sensitive to low-frequency vibration. Vibration in buildings, such as from nearby construction
activities, may cause windows, items on shelves, and pictures on walls to rattle. Vibration of building
components can also take the form of an audible low-frequency rumbling noise, referred to as
groundborne noise. Groundborne noise is usually only a problem when the originating vibration
spectrum is dominated by frequencies in the upper end of the range (60 to 200 Hz), or when
foundations or utilities, such as sewer and water pipes, physically connect the structure and the
vibration source (FTA 2018). Although groundborne vibration is sometimes noticeable in outdoor
environments, it is almost never annoying to people who are outdoors. The primary concern from
vibration is that it can be intrusive and annoying to building occupants and vibration-sensitive land
uses.
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Vibration energy spreads out as it travels through the ground, causing the vibration level to diminish
with distance away from the source. High-frequency vibrations diminish much more rapidly than
low frequencies, so low frequencies tend to dominate the spectrum at large distances from the
source. Discontinuities in the soil strata can also cause diffractions or channeling effects that affect
the propagation of vibration over long distances (Caltrans 2020). When a building is impacted by
vibration, a ground-to-foundation coupling loss will usually reduce the overall vibration level.
However, under rare circumstances, the ground-to-foundation coupling may actually amplify the
vibration level due to structural resonances of the floors and walls.

Vibration amplitudes are usually expressed in peak particle velocity (PPV) or RMS vibration velocity.
The PPV and RMS velocity are normally described in inches per second. PPV is defined as the
maximum instantaneous positive or negative peak of a vibration signal. PPV is often used in
monitoring of blasting vibration because it is related to the stresses that are experienced by
buildings (Caltrans 2020).

c. Sensitive Receptors

Noise exposure goals for various types of land uses reflect the varying noise sensitivities associated
with those uses. The Santa Cruz County General Plan and Local Coastal Program defines noise
sensitive uses as land use types that are particularly sensitive to noise at levels commonly found in
the urban environment (Santa Cruz County 2020). Sensitive land uses include residential uses,
schools, and hospitals. The General Plan identifies other uses that should consider careful planning
and design related to noise to include churches, convalescent care facilities, and hotels.

Vibration sensitive receptors are similar to noise sensitive receptors, such as residences and
institutional uses (e.g., schools, libraries, and religious facilities). However, vibration sensitive
receptors also include buildings where vibrations may interfere with vibration-sensitive equipment,
affected by levels that may be well below those associated with human annoyance.

Existing sensitive land uses within the project vicinity include public education facilities and
residential development. The noise sensitive receptors closest to the project site include single-
family residences in the Beachcomber community immediately adjacent to the southern project
boundary and an assisted living facility located approximately 100-feet west-southwest of the
project site.

d. Existing Noise Conditions

The most common source of noise in the project site vicinity is vehicular traffic from Highway 1 and
Soquel Avenue. Ambient noise levels are generally highest during the daytime and rush hour. Light
industrial and commercial areas to the east and west of the project site contribute to ambient noise
levels in the area. To characterize ambient sound levels at and near the project site, three short
term, 15-minute sound level measurements were conducted on September 10, 2019 using a Larson
Davis Laboratories precision integrating sound level meter. Noise Measurement (NM) 1 was taken at
the southern project boundary. Both NM2 and NM3 were taken at the northern project boundary
along Soquel Avenue. See Figure 1 of Appendix P for noise measurement locations. Two
measurements were taken at the same location on the northern property boundary to classify
traffic counts in each direction of travel during each of the measurements. Table 4.11-1 summarizes
the results of the noise measurements.
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Table 4.11-1 Project Vicinity Sound Level Monitoring Results

Measurement Measurement Approximate Distance Leq L502 Lmax

Number Location Sample Times to Primary Noise Source (dBA) (dBA) (dBA)

1 Southern project 12:22 - 12:37 p.m.  Approximately 680 feet to 44.0 425 57.2
boundary centerline of Soquel Avenue

21 Northern project 1:00-1:15p.m. Approximately 30 feet to 72.0 715 79.2
boundary, adjacent centerline of Soquel Avenue
to Soquel Avenue

3t Northern project 12:23-12:38 p.m.  Approximately 30 feet to 72.0 715 85.3
boundary, adjacent centerline of Soquel Avenue

to Soquel Avenue

1 Noise measurements 2 and 3 were taken at the same location.
250 refers to the sound level exceeded for 50 percent of the time of the measurement period.
Detailed sound level measurement data are included in Appendix P.

4.11.2 Regulatory Setting

a. Federal Regulations

FTA has recommended noise criteria related to traffic-generated noise. Recommendations
contained in the September 2018 Transit Noise and Vibration Impact Assessment prepared by FTA
can be used as guidance to determine whether or not a change in traffic would result in a
substantial permanent increase in noise. Under the FTA standards, the allowable noise exposure
increase is reduced with increasing ambient existing noise exposure, such that higher ambient noise
levels have a lower allowable noise exposure increase. Table 4.11-2 shows the significance
thresholds for increases in traffic-related noise levels. These standards are applicable to project
impacts on existing sensitive receptors (as defined in Section 4.11.1(c)).

Table 4.11-2 Significance of Changes in Operational Roadway Noise Exposure

Existing Noise Exposure (dBA Leq or Ldn) Allowable Noise Exposure Increase (dBA Leq or Ldn)
45-50
50-55
55-60
60-65
65-74
75+

o P N W o1 N

Source: FTA 2018

b. State Regulations

California Government Code Section 65302 encourages each local government entity to implement
a noise element as part of its general plan. In addition, the California Governor’s Office of Planning
and Research has developed Guidelines for the Preparation and Content of Noise Elements of the
General Plan (2003). The guidelines include recommendations for evaluating the compatibility of
various land uses as a function of community noise exposure.
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c. Local Regulations

Santa Cruz County General Plan and Local Coastal Program

The 1994 General Plan and Local Coastal Program included a Public Safety and Noise Element, which
has recently been preempted by the adoption of a stand-alone Noise Element, Chapter 9 of the
General Plan (Santa Cruz County 2020). The Noise Element contains updated goals, objectives and
policies intended to protect citizens from exposure to excessive noise. The Noise Element
establishes standards and policies to promote compatible noise environments for new development
or redevelopment projects and to control excessive noise exposure of existing land uses. The
following objectives, policies and standards listed below are applicable to the proposed project.
Please note that the policies listed below are reproduced directly how they are stated in the Noise
Element. The Noise Element policies utilize dBA but were incorrectly printed in the Noise Element as
dB.

Objective 9.2: Noise Exposure of Existing Sensitive Uses and Receptors. Minimize exposure of
existing noise-sensitive land use and receptors to excessive, unsafe, or disruptive noise that may be
generated by new land uses and development projects.

Policy 9.2.1. Require acoustical studies for all new development projects that may affect the
existing noise environment affecting sensitive land uses and receptors and that may not
conform to the Normally Acceptable Noise Exposure in Table 9-2.

Policy 9.2.2. Require site-design and noise reduction measures for any project, including
transportation projects that would cause significant degradation of the noise environment due
to project effects that could:

a) Increase the noise level at existing noise-sensitive receptors or areas by 5 dB or more,
where the post-project CNEL or DNL will remain equal to or below 60 dB;

b) Increase the noise level at existing noise-sensitive receptors or areas by 3 dB or more,
where the post-project CNEL or DNL would exceed 60 dB.

This policy shall not be interpreted in a manner that would limit the ability of the County to
require noise-related mitigation measures or conditions of approval for projects that may
generate lesser increases than the above. Special consideration may also be applied to special
events or activities subject to permit requirements, or to land use development permits for uses
and activities exempted from County noise control regulations.

Policy 9.2.3. Incorporate noise considerations into the site plan review process, particularly with
regard to parking and loading areas, ingress/egress points and refuse collection areas.

Policy 9.2.4. For all new commercial and industrial developments which would increase noise
levels above the normally acceptable standards in Table 9-2 or the maximum allowable
standards in Table 9-3 (see Table 4.11-3), the best available control technologies shall be used
to minimize noise levels. In no case shall the noise levels exceed the standards of Table 9-3 (see
Table 4.11-3).

Policy 9.2.5. The following noise mitigation strategies are preferable to construction of
conventional masonry noise barriers where these strategies are a feasible option to reduce
impacts on sensitive uses:

= Avoid placement of noise sensitive uses in noisy areas

= Avoid placement of significant noise generators in noise sensitive areas
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» Increase setbacks between noise generators and noise sensitive uses

= Orient buildings such that the noise sensitive portions of a project (e.g., bedrooms) are
shielded from noise sources (such as through careful design of floor plan

= Use sound attenuating architectural design and building features

= Employ technologies that reduce noise generation, such as alternate pavement materials on
roadways, when appropriate

= Employ traffic calming measures where appropriate

Policy 9.2.6. Require mitigation and/or best management practices to reduce construction noise
as a condition of project approvals, particularly if noise levels would exceed 75 dB at
neighboring sensitive land uses or if construction would occur for more than 7 days.

Table 4.11-3 Maximum Allowable Noise Exposure — Stationary Sources?

Daytime (7:00 a.m. to 10:00 p.m.)? Nighttime (10:00 p.m. to 7:00 a.m.)%3

Hourly Leq — average hourly noise 50 45
level, dB4

Maximum noise level, dB4 70 65
Maximum noise level, dB — Impulsive 65 60
Noise®

1 As determined at the property line of the receiving land use. When determining effectiveness of noise mitigation measures, the
standards may be applied on the receptor side of noise barriers or other property line noise mitigation measures.

2 Allowable levels shall be raised to the ambient noise level where the ambient level exceeds the allowable levels. Allowable levels shall
be reduced by 5 dBA if the ambient hourly Leq is at least 10 dBA lower than the allowable level.

3 Applies only where receiving land use operates or is occupied during nighttime hours.
4Sound level measurements shall be made with “slow” meter response.

5Sound level measurements shall be made with “fast” meter response.

Source: County of Santa Cruz 2020, Table 9-3

Santa Cruz County Code

The Santa Cruz County Code contains additional guidance with the intent to control noise, to
promote and maintain the health, safety and welfare of its citizens. Chapter 8.30 of the Santa Cruz
County Code enumerates general standards, limitations and exemptions pertaining to noise within
the County. Additionally, Chapter 13.15 institutes “Noise Planning,” which codifies General Plan
policies and aids in regulating noise throughout the County through land use planning and
permitting. The regulations presented below are considered potentially applicable to the proposed
project.

SECTION 8.30.10 OFFENSIVE NOISE
(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 group 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.
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(C) The following factors shall be considered when determining whether a violation of the
provisions of this section exists: loudness, night hours, pitch, duration of the sound, time of
day or night, necessity of the noise, level of customary background noise, and proximity to
any building regularly used for sleeping purposes.

(D) Prior to issuing a citation for this section, the responsible person or persons will be warned
by a law enforcement officer or other designated official that the noise at issue is offensive
and constitutes a violation of this chapter. A citation may be issued if, after receiving the
warning, the responsible person(s) continues to make or resumes making the same or
similar offensive noise(s) within three months of the warning. Notwithstanding the
provisions of subsection (C)(1) of this section, enforcement of violations under this chapter
shall not require the use of a sound level meter.

SECTION 13.15.040 EXEMPTIONS

Section 13.15.040 of the Santa Cruz County Code exempts construction noise provided a permit has
been obtained from the County, and provided that construction occurs between the hours of 8:00
a.m. and 5:00 p.m. on weekdays (unless the Building Official has in advance authorized construction
to start at 7:00 a.m. and/or continue no later than 7:00 p.m.). Construction is not permitted on
Saturdays unless authorized by the Building Official, and provided construction take place between
9:00 a.m. and 5:00 p.m. and on no more than three Saturdays per month. Construction shall not
take place on Sunday or a federal holiday unless authorized in advance by the Building Official on a
Sunday or federal holiday, or during earlier morning or later evening hours of a weekday or
Saturday.

SECTION 13.15.050 GENERAL NOISE REGULATIONS AND UNLAWFUL NOISE

Section 13.15.050 of the Santa Cruz County Code prohibits any use, except a temporary construction
operation, to create noise which is found by the Planning Commission not to conform to the noise
parameters established by Table 9-3 (see Table 4.11-3) of the Santa Cruz County General Plan
beyond the boundaries of the project site.

Backup emergency generators are exempt during power outages and for other temporary purposes.
If a generator is located within 100 feet of one or more residential dwelling units, noise attenuation
measures shall be included to reduce noise levels a maximum exterior noise level of 60 dBA at the
property line and a maximum interior noise level of 45 dBA within nearby residences.

SECTION 13.15.060 SPECIAL REQUIREMENTS FOR AIR CONDITIONING/MECHANICAL UNITS IN OR
NEAR RESIDENTIAL USES

Section 13.15.060 of the Santa Cruz County Code limits the noise level for air
conditioning/mechanical units within 100 feet of buildings used for sleeping purposes to 60 dBA, as
measured at the property line, for units installed before adoption of Section 13.15.060 of the Santa
Cruz County Code and 55 dBA, as measured at the property line, for units installed after the
adoption of Section 13.15.060 of the Santa Cruz County Code. Maximum interior noise level is
limited to 45 dBA within nearby residences. The section also requires that air
conditioning/mechanical units be located away from rooms used for sleeping purposes and
incorporation of sound attenuation measures as feasible.
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4.11.3 Impact Analysis

a. Methodology

The analysis of noise impacts considers the effects of both temporary construction-related noise
and long-term noise associated with operation of the project. The potential for short-term
construction and long-term operational noise impacts was assessed at noise-sensitive receptors
closest to the project site (i.e., the residences adjacent to the project site to the south).

Construction Noise

Construction noise levels in the project vicinity would fluctuate depending on the particular type,
number, and duration of usage for the various pieces of equipment. The effects of construction
noise depend largely on the types of construction activities occurring on any given day, noise levels
generated by those activities, distances to noise-sensitive receptors, and the existing ambient noise
environment in the vicinity of the receptors. Construction generally occurs in several discrete stages,
with each stage varying the equipment mix and equipment usage rates. These construction stages
alter the characteristics of the noise environment generated on the project site and in the
surrounding community for the duration of the construction stage. Construction stages for
development of this project were assumed to include site preparation, grading, building
construction, paving and painting (architectural coating). As the proposed project site is currently
occupied primarily with temporary structures, vehicles and storage containers, traditional
demolition would not be an element of the project construction.

For purposes of construction noise assessment, construction equipment can be considered to
operate in two modes, stationary and mobile. As a general rule, stationary equipment operates in
one location for one or more days at a time, with either a fixed-power operation, such as, pumps,
generators, and compressors, or a variable noise operation, such as pile drivers, rock drills, and
pavement breakers. Mobile equipment moves around the construction site with power applied in
cyclic fashion, such as bulldozers, graders, and loaders (FTA 2018). Noise impacts from stationary
equipment are assessed from the center of the equipment, while noise impacts for mobile
construction equipment are assessed from the center of the equipment activity area (i.e.,
construction site).

Although specific construction requirements for build-out of the proposed project are currently
unknown, it is anticipated that typical construction sources such as backhoes, compressors,
bulldozers, excavators, loaders and other related equipment would be utilized during project
construction. Based on the reference noise levels, usage rates, fleet mixes and operational
characteristics discussed above, overall hourly average noise levels attributable to project
construction activities were calculated for the project. Construction noise levels were predicted
using reference noise emission data and operational parameters contained in the FHWA Roadway
Construction Noise Model and the FTA guidance manual.

Vibration

Construction activities on the project site may result in varying degrees of temporary ground
vibration, depending on the specific construction equipment used and operations involved.
Groundborne vibration attenuates rapidly, even over short distances. The attenuation of
groundborne vibration as it propagates from source to receptor through intervening soils and rock
strata can be estimated with expressions found in FTA and Caltrans guidance.
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