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~ ' . CITY COUNCIL
DATE: 2/27/2011
AGENDA OF: 3/8/2011

DEPARTMENT:  Planning

SUBJECT: 5 Isbel Drive, CP10-0120, APN 008-491-14,15— Demolition Authorization
and a Major Modification to Application No. 04-270; an Approved Planned
Development Including Modified Site Area standards, Lot Standards,
Design Permit, Road Abandonment, Heritage Tree Removal Permit and a
Tentative Subdivision Map for a 40 Unit Subdivision at the Corner of
Market and Isbel in the R-1-5 Zone District. (Environmental
Determination: EIR Addendum) (PL)

RECOMMENDATION: Resolution approving the Demolition Authorization and Major
Modification to Application No. 04-270 consistent with the certified EIR and EIR Addendum
and based upon the Findings, Conditions and Mitigation Monitoring Plan.

BACKGROUND: On May 8, 2007, the City Council approved Application No. 04-270 which
included a Planned Development, allowing variations in the lot and street standards and site area
standards; a Road Abandonment to abandon 2,214 square feet of the Market Street right-of-way
and incorporate that area into the proposed subdivision; a Heritage Tree Removal Permit to
remove 25 Heritage Trees and a Tentative Subdivision Map to create 40 lots: 11 attached
townhouse lots, 22 detached single family dwellings, six custom home lots to be developed
under separate Design Permits and one lot to maintain the existing single family dwelling on site.

A focused Environmental Impact Report (EIR) was certified with that approval that addressed
the potential environmental effects of five different project alternatives. The EIR focused on
evaluation of potentially significant impacts including: aesthetics, hydrology and water quality,
biological resources, cultural resources, transportation, and air quality. The EIR was prepared in
accordance with the California Environmental Quality Act (CEQA).

After the project was approved by the City Council the California Native Plant Society (CNPS)
filed a lawsuit concerning the adequacy of the EIR with regards to special status species. The
applicant revised the site plan to address the concerns of CNPS and a settlement agreement
between the applicant, the City of Santa Cruz and the CNPS was developed. The settlement
agreement was approved by the City Council on October 10, 2007 which maintained a 40 unit
development and included an expansion of the Spineflower buffer, deletion of street trees along
the roadway adjacent to the Spineflower buffer and the relocation of Lots 34 through 37. The
settlement agreement and the approved site map dated August 10, 2007 by Thacher & Thompson
Architects are attached to this report. In response to the settlement, the City processed Minor
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Modification No. 07-175 on October 17, 2007 to reflect the revised site plan and settlement
agreement.

Since that time the property has changed ownership to KB Homes and a new site plan has been
developed and submitted as a Major Modification to Application No. 04-270. The submittal
materials for this application included a revised settlement agreement between KB Homes and
the CNPS which is attached to this report. If the Major Modification is approved, the City will
be asked to participate in the revised settlement agreement.

Section 24.04.160-4(c) of the Municipal Code requires a Major Modification to be approved by
the decision making body with final authority and action; in this case the City Council. Minute
Excerpts for April 19, 2007 Planning Commission Meeting and the May 8, 2007 City Council
Meeting are attached to this report. The original EIR documents, referenced throughout this
report are available for review on the City website under the Department of Planning and
Community Development, Area Plans and Planning Documents link.

DISCUSSION: ANALYSIS

The project site is comprised of two lots that total 9.29 gross acres and is surrounded by
residential development to the north, Highway 1 to the south, Market Street/Isbel Drive to the
east with residential beyond and Branciforte Creek to the west also with residential uses beyond.
The project site is predominantly vacant land that slopes from Isbel Drive and Market Street west
toward Branciforte Creek. The site is developed with a single-family house in the northern
portion of the site on APN 008-491-14. A small shed and ornamental landscaping are also
located adjacent to the residence.

The project site can generally be divided into five distinct areas. The southern portion of the
project site is relatively flat and contains non-native grassland. The area that transitions from the
southern to northern portion of the project site contains robust spineflower, a federally listed
threatened plant species. The northern portion of the site is a gently to moderately sloping knoll
and contains coast live oak woodland habitat. This area has been identified as containing
significant archeological resources. Riparian habitat is found along Branciforte Creek, which
meanders along the western edge of the project site. Oak and eucalyptus trees of varying sizes
and condition are found along the Market Street frontage.

Project Modifications

The certified EIR evaluated 43 proposed units which included retention of the existing single
family dwelling on site. The project that was approved allowed a 40 unit development including
retention of the existing single family dwelling. The proposed project reduces the number of
approved residential units from 40 to 32 units which includes demolition and reconstruction of
the existing unit on site.

The current project reduces the overall development footprint while expanding the spineflower
habitat buffer. The current proposal replaces 12 attached units that were located in the southern
portion of the site with a duplex and one single family dwelling. Nine lots and units on the
southwestern portion of the site (adjacent to Branciforte Creek) have been shifted further east,
creating additional open space adjacent to the Branciforte Creek riparian habitat. Six former
custom home lots in the northern portion of the site are now proposed to be constructed by the
applicant as part of this development. The lot layout in this section has been shifted east of

21.-2



Creekside Lane to create a larger spineflower buffer. The existing home in the northern portion
of the site is proposed for demolition and reconstruction under the current proposal. The total
number of homes (seven) in the northern portion of the development remains unchanged from
the former project proposal.

The formerly analyzed project included a 30-foot buffer around the onsite endangered robust
spineflower habitat area with landscaping and structural improvements set back from 35-85 feet
from the edge of the mapped spineflower habitat. The currently proposed project continues to
protect the onsite robust spineflower habitat area providing a larger buffer than the previous
project. A larger buffer area is proposed in the northwestern portion of the site adjacent to open
riparian habitat areas. On the southern side of the habitat area, there is an additional buffer and
Xeric planting restrictions included in the project plans. The proposed access road located on the
outer edge of the buffer is set back 35-85 feet from the spineflower habitat in the northeastern
portion of the site. In the southeastern portion of the site, landscaping on individual lots and
structural improvements are set back 70-80 feet from the edge of the spineflower habitat. Two
localized areas near proposed Lots 11 and 12 have the roadway set back 60 feet from the habitat
area. The California Native Plant Society has entered into an agreement with the project
applicant for the revised site plan that included expansion of the spineflower buffer, deletion of
street trees adjacent to the buffer and relocation of Lots 34 - 37 as shown on the attached
settlement agreement and site plan.

Overall, the project results in a reduction in the number of residential units and development
footprint than the formerly analyzed and approved project. However, the current site plan
includes a soil remediation plan to remove and treat soils in response to liquefaction and soil
settlement issues, which will result in additional grading, as described below. The current plan
also increases the number of trees to be removed with 23 additional trees proposed for removal.

Changes related to the current project compared to the approved project analyzed in the certified
EIR are summarized in Table 1 of the EIR Addendum which is attached to this report.

Soil Remediation

The proposed soil remediation consists of excavating approximately 2.5 acres of the project site
in the area of proposed Lots 1 through 25 south of the spineflower habitat and shown on Figure 5
of the EIR Addendum. The purpose is to treat potentially liquefiable soils rather than design
individual homes with a reinforced concrete structural mat foundation design as was proposed
with the former approved project. The planned remedial grading will be conducted to depths of
15-18 feet and includes removal and rapid impact compaction (RIC) to stabilize the soils as
engineered fill. The RIC process consists of compacting the soil in the excavated area using a
pneumatic hammer with an attached weight. This technique was selected to reduce the potential
need for dewatering during grading due to groundwater that exists 20 feet below existing grade.
Potentially liquefiable soils extend below those depths and this technique will stabilize that area.

The excavations will be phased in order to reduce soil stockpiling to roughly 20,000 cubic yards
at any one time. The excavated stockpiled material would be located on lots the furthest from
Branciforte Creek, and could be six to 15 feet high. The stockpile will be fenced and watered
daily as needed for dust control. The excavated soils will be compacted and engineered as
needed before they are returned to the excavated area after the RIC is completed. A subdrain
system will be also be installed prior to backfill. The purpose of the subdrain system is to reduce
saturation of engineered fills due to seasonal groundwater level rise and transport of perched
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water from uphill soil or bedrock seams. The area around Lots 19 through 25 has been
earmarked to receive the temporary soil stockpile and Lots 1 and 2 have been earmarked as
temporary sediment pond/construction water pond. The stockpile will receive perimeter
sediment controls such as silt fence or straw wattle, as well as erosion control measures including
dust control or covers according to State Water Resources Control Board Order (SWRCB) No.
2009-0009 when not in use or when inactive. It is estimated that the soil remediation will be
completed within four weeks with two additional weeks for overall site grading for the proposed
subdivision.

A “Storm Water Pollution Prevention Plan” (SWPPP) will be prepared in accordance with State
and City requirements prior to initiation of the soil remediation and grading to protect water
quality during these operations. Construction “Best Management Practices” (BMPs) planned to
be implemented during remedial grading and grading include an onsite temporary sediment
pond/construction pond in proximity of Lots 1 and 2 to collect any groundwater seepage and
excess stormwater runoff that does not infiltrate into the onsite sandy soils. The temporary pond
may or may not be lined, depending upon its intended usage. Any groundwater encountered
during the remediation process will be retained onsite (in the pond) for construction purposes
such as watering stockpiles, and is not planned for discharge into Branciforte Creek.

In addition, a construction yard and soil stockpile area is planned in proximity to Lots 19 through
25. The temporary soil stockpile area will receive subexcavated soil from the soil remediation
process, as well as other soil spoils generated during construction activities. The construction
yard and soil stockpiles will receive BMP measures including perimeter protection and surficial
erosion controls to hinder sediment runoff in accordance with SWRCB Order No. 2009-0009.
The pond and storage areas were identified due to their greatest distances from Branciforte Creek
and since these areas are on the outer edge of the planned soil remediation. During site grading
activities, construction entrances/exits, and other perimeter and soil stabilization BMPs will be
implemented to reduce/eliminate sediment runoff associated with soil disturbance.

The remedial grading plan has been reviewed by the Olberding Environmental Inc., the
applicant’s consultant as well as Patrick Boursier, Ph.D., the Senior Plant Ecologist and the
primary author of the Robust Spineflower Management and Monitoring Plan. The conclusion of
their review is that the remedial grading will not impact the existing populations of robust
spineflower based on review of the spineflower biology, habitat preferences and location of the
proposed grading. Staff has added additional language requiring solid drift fencing and timing
restrictions for grading operations to prevent dust from migrating onto the Spineflower
populations. The Olberding Environmental Inc. review, dated January 27, 2011 is attached to
this report.

Demolition Authorization

The revised application requires approval of a Demolition Authorization to demolish and replace
the existing house. Staff determined that the house was over 100 years old, and after conducting
a site visit, required the applicant to provide a historic report. The Historic Building Evaluation,
prepared by Michael Brandman Associations, dated October 11, 2010 is attached to this report.
The analysis concluded that the property is not eligible for listing in the California Register nor is
it a historic resource as defined in CEQA. The property could not be linked with any event or
person significant in local, regional, state or national history. Though the building does have
some of the features characteristics of a vernacular rural building, it is not a particularly unique
or outstanding example of this type of property. Also, deterioration and modern additions and
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alterations to the building have led to a loss of integrity that further renders the building
insignificant.

Heritage Tree Removal

The approved project included the removal of 100 trees; 26 of them considered heritage trees.
Two additional heritage trees were approved to be removed in the settlement agreement between
the City and CNPS. The revised project includes the removal a total of 123 trees; 48 of them are
considered heritage trees. Seventeen of the heritage trees to be removed are in poor condition,
two are dead and four are considered invasive species (tree of heaven) according to an updated
project arborist report from Hort Science, January 2011 which is attached to this report. The
revised plan represents an additional 20 heritage trees over the 28 heritage trees previously
proposed for removal. The City Urban Forester and Planning staff walked the project site to
review the arborist report and provided recommendations to preserve additional trees. The
applicant revised the plans to preserve trees #14 and #161 by realignment of the road and
pruning and will also maintain five dead trees outside of the development envelope for habitat
enhancement. Four trees originally proposed to be removed due to poor health will also be
retained. The Urban Forester reviewed the revised Arborist Report and concurs with the updated
evaluation and recommendations.

The current landscaping plan includes planting of 97, 24-inch box trees, which is nearly double
the amount required by City regulations for removal of 48 heritage trees. The removal of 75
additional small trees would not result in a new significant impact or substantially increase the
severity of the less-than-significant tree removal impact analyzed in the EIR. Both the approved
and currently proposed project could result in inadvertent damage to retained trees during
grading and construction operations. The applicant will be conditioned to follow the
recommendations for tree protection as provided in the arborist report and to work with the
Urban Forester to incorporate Coast Live Oak into the street tree planting plan.

General Plan/Zoning

The General Plan designation for the property is low-density residential infill, which ranges from
1.1 to 10 units per acre. The Zoning Map designates the project site as Low-Density Residential
(R-1-5). The total lot size is 9.29 acres, however, 2.87 acres of the project site contain riparian
habitat or slopes greater than 30 percent leaving a net developable size of 6.42 acres. The
proposed development will have a density of five units per acre, consistent with General Plan
policies. Lot sizes generally range between approximately 2,400 and 4,500 square feet. Seven
lots range in size from about 5,000 to 7,800 square feet and one lot is 15,360 square feet. The
project site is not within any area or specific plan boundaries.

Planned Development

The intent of the Planned Development Permit is to allow creative and innovative design to meet
the public interest and General Plan goals more readily than through application of conventional
zoning regulations. In this case, the proposed lots and homes require variations to the
Subdivision and Zoning Ordinance standards. Variations for lot size, width and depth as well as
street standards and parking standards are required from the subdivision ordinance. Variations in
the R-1-5 standards include reduced site area, lot widths and setbacks. The table below lists the
zoning standards and highlights the variations requested for the project.
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Project Site Standards

R-1-5 PROPOSED
Front Setback 20 feet 5-160 feet
Garage Door Setback 20 feet 5-160 feet
Side Yard Setback 5 feet 0 to 20 feet
Rear Setback 20 feet 6.5 to 20 feet
Minimum Lot Width 50 feet 22-160 feet
Minimum Lot Depth 95 feet (Subdivision standards) 62-138 feet
Minimum Lot Area 5,000 square feet 1,340-15,360 square feet

The public interest and General Plan goals can be more fully realized with this development in
that the units have been clustered in a way to protect sensitive environmental habitats, while
providing 32 residential units within the General Plan density range. Site amenities include a
bio-swale drainage system that incorporates native grass species selected to provide year round
erosion control and filtering of sediments. The system will remove pollutants such as suspended
solids, hydrocarbons and metals before entering Branciforte Creek at predevelopment rates. The
applicant will be conditioned to restore and enhance the existing degraded riparian habitat within
the proposed 100 foot riparian setback. The applicant has included the dedication of a public
trail easement over Branciforte Creek through the development connecting the Lee Street
neighborhood to the Prospect Heights neighborhood. A bridge could be constructed at a future
date by others.

The riparian and spineflower habitat shown on the plans is approximately 209,088 square feet in
size and will be maintained by the future homeowners of the development. That natural area
represents 48 percent of the total project site. The special status plant species, Robust
spineflower, is a federally listed endangered plant in the buckwheat family. Those plants will be
preserved within an identified habitat area that also lies within the natural area shown on the
project plans. Ten populations of robust spineflower, including the population on the project site
are currently known to exist in Santa Cruz County. The nature and extent of robust spineflower
is described in detail in the Biological Resources section of the DEIR, Section 4.3.4, page 4-40.
The proposed Mitigation Measures to reduce the potential impacts to less than significant can be
found on pages 45 through 49 of the revised Mitigation Monitoring and Reporting Program
attached to this report.

To summarize what the public benefits of the Planned Development permit are for the project:

e  The preservation of almost 48 percent (209,088 square feet) of the total amount of the
project site as permanent open space;

e Protection and maintenance of the Robust spineflower which is a federally listed endangered
plant in the buckwheat family;

e Protection of the Oak woodland area;

e Design of a bio-swale drainage system that incorporates native grass species selected to
provide year round erosion control and filtering of sediments to remove pollutants such as
suspended solids, hydrocarbons and metals before entering Branciforte Creek at predevelopment
rates;

e Restoring and enhancing the existing degraded riparian habitat within the proposed 100 foot
riparian setback; and

e Dedication of a public trail easement for a future bridge over Branciforte Creek through the
development connecting the Lee Street neighborhood to the Prospect Heights neighborhood.
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Design

The proposed development includes a mix of residential unit sizes and types. The proposed
single family homes range in size from approximately 1,300 to 2,500 square feet and are a mix
of three and four bedroom units. The proposed residential structures are mostly two stories in
height, except for nine units that have a basement garage with two floors above. The proposed
development includes a mix of four architectural models with two design pallets for each. Each
of the seven homes adjacent to Market Street has a unique elevation/design with a common floor
plan/model. The remaining proposed single family units include a mix of three architectural
models with two architectural designs for each. A duplex on Lots 1 and 2 and a triplex on Lots
14, 15 and 16 also have a unique elevation with a common floor plan.

Streetscape elevations of the homes along Market Street and Isbel can be seen on the two
unnumbered sheets following sheet PD-2 of the project plans. Floor plans and elevation of the
units can be found on Sheets A-1 through A-18 of the project plans. Each lot includes private
open space in front and rear yard areas with landscape plantings in all front yard areas and all of
the open rear yard areas. Site details such as fencing, walls and landscaping are shown on the
last four sheets of the plans. All exterior yard areas as well as common open space areas will be
maintained by the Homeowners Association.

Branciforte Creek Lane serves as the main access point from Market Street providing a 20 foot
wide access for the lots on the interior of the development. Twelve, off street parking bays are
located throughout the development on Branciforte Creek Lane. Access to the garages on the
inner loop and those homes facing Market Street will be from the 20 foot wide Creekside Lane.
Creekside Lane includes two off street parking bays as well as one of the required and a guest
parking space for the home on Lot 14. Creekside Lane continues through the development to the
houses in the northern portion of the site in a circuitous route designed to avoid impacting many
of the heritage trees. The design and location of the road, driveways and building envelopes for
this portion of the project site has been completed in conjunction with an arborist to preserve
heritage trees and an archeologist to design a road that preserves the archeological resources.
The City’s architectural consultant reviewed the project plans and commented that the homes
appear to have a well modeled shape and well-proportioned windows with a good ratio of
window to wall area. Most of the units have architectural detailing on the front and rear
elevations; however, the side elevations on all exposed corner lots lack architectural detail. Both
Planning staff and the City’s architectural consultant recommend that the units that have side
walls exposed to public views should be required to extend the architectural details to those side
walls. Staff has proposed a condition to extend architectural details to the exposed side walls on
the homes located on Lots 1, 13, 18, 19, 25, 26, 27, 28 and 29.

Inclusionary Units

The present application is a major modification to Application No. 04-270 reconfiguring an
approved 40-unit subdivision to a 32-unit subdivision. The original project was deemed
complete by the Planning Department on July 20, 2005; as such, the project is subject to the
inclusionary requirements in effect at the time. Section 24.16.010 of the Municipal Code
requires 15 percent of the units shall be made available for sale to very low-, low-, or moderate-
income households at an affordable price. The approved 40-unit project was required to provide
six inclusionary units, resulting in exactly 15% of the total units being affordable. In the
previous project design, those units were identified as two of the 11 attached townhouse units at
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the southern portion of the project site, and four single family dwellings were dispersed
throughout the remainder of the subdivision. The previously approved project resulted in 14
total bedrooms in affordable units.

The current 32-unit application proposes to provide five inclusionary units, resulting in 15.6% of
the total units being affordable. The applicant has proposed the duplex/townhouse units on Lots
1 and 2, and the triplex/townhouse units on Lots 14, 15, and 16 as the inclusionary units. The
new proposal would result in 15 total bedrooms in affordable units. The only attached units in
the new proposed development are the inclusionary units. As well, the inclusionary units are the
only units in the development with one car garages, while the 27 market rate units have two car
garages in single family detached homes.

Municipal Code Section 24.16.010(3) states “Inclusionary units shall be reasonably dispersed
throughout the residential development and compatible with the design of market rate units in
terms of appearance, materials, and finished quality.” The ordinance permits the applicant to
reduce the interior amenities and square footage of inclusionary units, provided they meet
minimum square footage standards. The ordinance does not provide further specificity about the
meaning of “reasonably dispersed.”

While Council may find the current application proposal consistent with the applicable
Inclusionary Ordinance, it is not consistent with the requirements of the previously approved
project—to disperse the units throughout the unit types in the project. Since this application is a
modification to the previously approved project, staff recommends modifying the units types
required to be affordable as compared to what is currently proposed. A Condition of Approval is
therefore recommended requiring the applicant to re-configure the inclusionary housing to
disperse the affordable housing units among housing types by providing at least one of the
affordable units in a single family detached home.

Traffic

The Market Street entrance is located approximately 300 feet south of the Market Street/Goss
Avenue/Isbel Drive intersection. The Isbel entrance is located approximately 380 feet north of
this intersection. The interior roadway system will remain a private road and be maintained by
the homeowners association. As part of the proposed project, a northbound left-turn lane on
Market Street will be constructed for project entry. The Market Street improvements include
curb, gutter, sidewalk, street lights, on-street parking and bike lanes to improve multi-modal
access and safety in this corridor. The previous approval included the abandonment of 2,214
square feet of Market Street right-of-way to incorporate into the proposed subdivision. This
application reduces that area to be abandoned to 2,146 square feet of right-of-way.

Each residential unit provides at least one covered parking space; 27 of the 32 units include two
car garages. The duplex on Lots 1 and 1 and the triplex on Lots 14, 15 and 16 provide one car
garages. The Municipal Code requires that the development include a minimum of 117 parking
spaces. The project will provide 129 onsite parking spaces. In addition, 20 parking spaces
would be provided within the public right-of-way at various locations on Market Street and Isbel
Drive for a total of 149 new parking spaces.

The traffic report completed for the approved project (Application No. 04-270) was based on the
original proposal for 43 new residential units (40 residential units were ultimately approved).
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The Department of Public Works did not require a new traffic study as this project has been
reduced to 32 units and because of the recent improvements completed in the area.

Recent improvements at the intersection of North Branciforte/Goss have been completed since
the earlier project approval as well as improvements at the Market/Isbel/Goss intersection.
Sidewalks on Goss and Market Street at the Highway 1 underpass have also been recently
completed. Bike lanes on Branciforte leading to De Laveaga Park have been installed and
shoulder widening and striping on Market Street to accommodate bicycle traffic has been
completed under the Highway 1 overpass. The following is the original analysis for a 43 unit
subdivision prior to the improvements mentioned above.

The project is expected to generate 412 daily trips with approximately 44 trips in the weekday
PM peak hour. During the PM commute hour, for approximately 30 minutes, there are up to 20
vehicles queued from the eastbound approach of Goss Avenue at the Goss Avenue/North
Branciforte Avenue intersection. This queue extends through the intersection Market Street/Isbel
Drive-Goss Avenue intersection, onto the eastbound approach of Isbel Drive. The long queue is
caused by insufficient capacity at the all-way stop controlled North Branciforte Avenue/Goss
Avenue intersection. The proposed project would contribute 16 PM peak hour trips to the
Market Street/Isbel Drive-Goss Avenue intersection, which represents an increase of 1.6 percent
relative to background traffic. In addition, the project would contribute approximately nine PM
peak hour trips to the southbound approach of Isbel Drive at the Market Street/Isbel Drive-Goss
Avenue intersection. When compared to the existing traffic volumes in the subject area, the
proposed project would add relatively few trips. According to City standards, the project would
not result in a significant LOS impact in the subject area. As part of the Capital Improvement
Program, the City will improve the North Branciforte/Goss intersection by adding a dedicated
right-turn lane from east bound Goss Avenue to south bound Branciforte and a dedicated left-
turn lane from north bound Branciforte to west bound Goss Avenue.

Utilities/Drainage

The proposed project will be served by existing utilities. Water and sewer lines will be extended
from existing off site lines and all new power and cable utility lines will be underground. The
majority of the site drains off directly to Branciforte Creek. The northeasterly corner of the site
drains to Isbel Drive where an existing catch basin at the bridge over the Creek picks up the flow
and discharges it to the Creek. The post-development increase in runoff would be
accommodated by the construction of a storm drain system. The proposed drainage plan shows
pretreatment of runoff in swales adjacent to proposed lots prior to discharge into a detention
system. As with the former analyzed and approved project, the current project proposes
discharge into Branciforte Creek via a energy dissipating structure to minimize potential stream
bank erosion. The drainage details will be reviewed by the Public Works Department for
consistency with the City’s Storm Water Management Plan. Conditions of Approval require
installation of oil/grease traps. Preparation of a Storm Water Pollution Prevention Plan (SWPPP)
is required for project, both the former approved and the current proposal, which will detail the
types of Best Management Practices (BMPs) that will be implemented during construction to
prevent storm water quality degradation in accordance with City requirements.

Archeology

The site is within a mapped sensitive archeological resource area. The project archeologist has
indicated that the northern portion of the site appears to be significant for its contribution to
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Santa Cruz area prehistory due to its occupation over a long period of time and the potential for
multiple components. The site appears to be a “historical resource” and eligible for the
California Register of Historical Resources as well. The design of this project incorporated
methods to avoid site disturbance including larger lot sizes, and a narrow and shallow roadway.
The regional and project area archeology and Historic Context is described in detail in the
Cultural Resources section of the DEIR, Section 4.4, page 4-66. The proposed Mitigation
Measures to reduce the potential impacts to less than significant can be found on pages 4-76
through 4-79.

Phasing

The original project would have been constructed in two phases. The first phase would have
included construction of the residential development on the southern portion of the project site
while the northern portion of the project would have been developed as individual units by each
respective new owner. Development of these lots would have required approval of a Design
Permit to assure mitigation measures were complied with in the design and construction of each
house. The current project calls for all homes to be built by KB Home as one development.
Model Homes will be constructed first for marketing purposes on lots four and five. A four stall
temporary parking lot will be constructed on Lot 3 for sales people and customers. A temporary
ADA restroom, landscaping, fencing and walkways to the models will be installed as well. The
garage of the home on Lot 4 will be used as a temporary sales office. Prior to the sale of that
unit the sales office will be renovated into a garage. As sales proceed, the homes will be
constructed. Complete build out for all of the homes is expected to take two years.

ENVIRONMENTAL

The City has determined that the potential environmental impacts associated with the revised
project have been analyzed in prior environmental documents. An addendum to the EIR was
prepared to evaluate the project modifications. Additional mitigation measures are provided.
The City has also determined that the revised project will not result in new significant
environmental impacts or a substantial increase in the severity of previously identified significant
impacts. Implementation of previously adopted mitigation measures and revised mitigation
measures address any potential impacts that the revised plans may have on the environment.

Due to the reduction of the total number of residential units and development footprint, many
impacts will be reduced in significance, such as impacts related to biotic resources, air emissions,
traffic, and public services. The full analysis in environmental impacts due to the modified site
plan is provided in the attached EIR Addendum and Mitigation Monitoring Plan.

SUMMARY

The No Project alternative that was analyzed in the EIR has the greatest potential for significant
environmental impacts to the project site. The invasive tree-of-heaven as well as other plant
species will continue to expand into the spineflower habitat if there is no development with a
required management plan in place to prevent invasive species from spreading. Maintenance of
the existing fence protecting the spine flower population would not be required which could
result in trampling, off road vehicle use, and other negative human activities. Illegal camping
within the riparian corridor along the western boundary of the project site will continue to
degrade riparian habitat while disrupting a wildlife corridor.
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The proposed subdivision is designed to provide infill development, compatible with the
surrounding residential area, consisting of a mix of housing types to help meet the demand for
housing in the community while minimizing impacts to the environment. The proposed project
provides an expanded buffer area from the critical spineflower habitat more than double the size
recommended by the independent biologist in the EIR. Combined with the required management
plan staff feels that this project will provide protection of the spineflower while achieving the
City’s General Plan policies. Based on the attached Resolution, Conditions of Approval, and
Mitigation Monitoring Plan, staff is recommending that the City Council approve Demolition
Authorization and the Major Modification.

FISCAL IMPACT: The project will generate plan check and building permit fees to the City of
Santa Cruz and the development of housing will increase the property tax generated to the City.
Residential development will impact costs on City services including Police and Fire.

Prepared by: Submitted by: Approved by:
Mike Ferry Juliana Rebagliati Martin Bernal
Associate Planner Planning Director City Manager

Available for public review at the Department of Planning and Community Development
website:

»  Branciforte Creek Residential Development - Draft Environmental Impact Report

*  Branciforte Creek Residential Development — Recirculated Alternatives Analysis

*  Branciforte Creek Residential Development - Final Environmental Impact Report

*  Branciforte Creek Residential Development - EIR Addendum and Mitigation Monitoring Plan
*  Resolution No. NS 27,525 Certifying the Final EIR for the Branciforte Residential
Development

*  Resolution No. NS-27,526 Findings of Fact and Mitigation Monitoring Program for the
Branciforte Residential Development

*  Resolution No. NS-27,527 approving a Planned Development including modified site area
standards, lot standards, Design Permit, Road Abandonment, Heritage Tree removal permit and a
Tentative Subdivision Map for a 40 unit subdivision

*  Full set of plans

ATTACHMENTS:
~ Draft Resolution approving Application No. CP10-0120;
Exhibit A - Conditions of Approval
Exhibit B — EIR Addendum and Mitigation Monitoring Plan
~ CNPS/Branciforte Creek LLC settlement agreement and site plan, 2007
~ CNPS/KB Home settlement agreement and site plan
~ Minutes Excerpts of the Planning Commission Meeting of April 19, 2007
~ Minutes Excerpts from the City Council Meeting of May 8, 2007
~ The Historic Building Evaluation, prepared by Michael Brandman Associations, dated October
11,2010
~ Hort Science Arborist Letter and Report dated January 17, 2011
~ Olberding Environmental Inc. review letter, dated January 27, 2011
~ Bicycle/Pedestrian Traffic Memo
~ Public correspondence
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RESOLUTION NO. NS-

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SANTA CRUZ
APPROVING APPLICATION NO CP10-0120, A DEMOLITION AUTHORIZATION AND
MAJOR MODIFICATION TO APPLICATION NO. 04-270; AN APPROVED PLANNED
DEVELOPMENT, DESIGN PERMIT, ROAD ABANDONMENT, HERITAGE TREE
REMOVAL PERMIT AND A TENTATIVE SUBDIVISION MAP TO CREATE 40
RESIDENTIAL LOTS AT THE INTERSECTION OF MARKET STREET AND ISBEL DRIVE
IN THE R-1-5 ZONE DISTRICT.

WHEREAS, on July 13, 2010 KB Home filed Application No. CP10-0120 for a Demoli-
tion Authorization and a Major Modification to Application No 04-270, an approved Planned
Development, Design Permit, Road Abandonment, Heritage Tree Removal Permit and a Tentative
Subdivision Map to create 40 residential lots at the intersection of Market Street and Isbel Drive
(APNs 008-491-14,15) on a 9.29 acre site in the R-1-5 zone district; and

WHEREAS, the City Council adopted Resolution No. NS 27-525 certifying the Final
Environmental Impact Report for Application No. 04-270 Branciforte Creek Residential
Development on May 8, 2007; and

WHEREAS, the City Council adopted Resolution No. NS 27-526 Adopting Findings of
Fact and a Mitigation Monitoring Plan Program for Application No. 04-270 Branciforte Creek
Residential Development on May 8, 2007; and

WHEREAS, the City Council adopted Resolution No. NS 27-527 approving Application
No. 04-270 a Planned Development, Design Permit, Road Abandonment, Heritage Tree removal,
and a Tentative Subdivision Map for 40 residential lots on May 8, 2007; and

WHEREAS, Project Application No. CP10-0120 has been analyzed to determine whether
the proposed modifications may cause environmental impacts not previously addressed under the
California Environmental Quality Act (CEQA); and

WHEREAS, an Environmental Checklist and Supplemental Environmental Review of
Project Application No. CP10-0120 was prepared to evaluate the proposed modifications relative
to the Certified EIR and Mitigation Monitoring Plan, and is incorporated by reference to this
resolution including supporting material in the project file; and

WHEREAS, all Findings and Conditions of Approval of Resolution No. NS 27-527 remain
appropriate and would remain in force for the approved project, except such conditions of
Approval as amended by Permit Application No. CP10-0120; and

WHEREAS, based on the conclusions of the Supplemental Environmental Review the
Project Application No. CP10-0120 modifications will not create any adverse impacts, nor would it

increase impacts that have been addressed in the EIR which was certified by the City Council; and

WHEREAS, the City Council conducted a public hearing on March 8, 2011 to consider
Project Application No. CP10-0120; and
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RESOLUTION NO. NS-
WHEREAS, the City Council now makes the following findings:

With respect to the Demolition of Single-Family Residence, Section 24.08.1330

1. The building is not subject to the provisions of Part 11 (regarding Historic Demolition
Permits) of this chapter, or that the demolition or conversion has been approved
pursuant to the procedures set forth in Part 11.

A Historic Building Evaluation, prepared by Michael Brandman Associations, dated
October 11, 2010 concluded that the property is not eligible for listing in the California
Register nor is it a historic resource as defined in CEQA. The property could not be linked
with any event or person significant in local, regional, state or national history. Though the
building does have some of the features characteristics of a vernacular rural building, it is
not a particularly unique or outstanding example of this type of property. Also,
deterioration and modern additions and alterations to the building have led to a loss of
integrity that further renders the building insignificant.

2. The project which will replace the demolished unit has been approved by the city, and
an appropriate building permit will be issued.

The replacement house design and location will be approved with this application and a
building permit will be issued for construction of the replacement home.

3. The building is not in the coastal zone, or, if it is in the coastal zone, is being replaced
by a residential use or a nonresidential coastal-dependent use as defined by Section
30101 of the Public Resources Code.

The single-family dwelling is not located within the Coastal Zone; however, it will be
replaced by another single family dwelling unit within an overall 32 unit residential project.

4. Relocation assistance has been provided to eligible tenants consistent with Section
24.08.1350.

The property owner will have to provide relocation assistance to eligible tenants consistent
with Section 24.08.1350 of the Municipal Code.

S. The building which is in the coastal zone and is being replaced by a nonresidential use
which is not coastal-dependent as defined in Section 30101 of the Public Resources
Code, is located where residential use is no longer feasible, but will not be issued a
demolition permit or building permit in connection with the conversion until the
applicant has entered into an agreement to provide relocation assistance and
replacement housing or in-lieu fees consistent with Sections 24.08.1350 and the
applicable portions of Sections 24.08.1360 and 24.08.1370 of this chapter.

The project is not located within the Coastal Zone, however, it is a residential unit being
replaced by 32 residential units.
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RESOLUTION NO. NS-

With respect to the Major Modification, Section 24.08.780

6. The proposed modifications maintain the original purpose and reasons for approval
of the planned development and are consistent with the original conditions of
approval.

The proposed modifications reduce the number of homes from 40 to 32 units while proving
a mixture of housing types much as the original project. The previous project included 12
attached units in the southern portion of the site and 28 single family lots covering the
remainder of the site. This project provides five attached units and 27 single family lots.
Six former custom home lots in the northern portion of the site are now proposed to be
constructed by the applicant as part of this development.

7. The proposed modifications meet the regulations for the district in which the planned
development is located, unless such modifications conform with previously approved
planned variations.

The modification from the subdivision and R-1-5 zone district standards conform to the
previously approved planned variations. In this case, the proposed lots and homes require
variations to the Subdivision and Zoning Ordinance standards. Variations for lot size,
width and depth as well as street standards and parking standards are required from the
subdivision ordinance. Variations in the R-1-5 standards include reduced site area, lot
widths and setbacks.

The public interest and General Plan goals can be more fully realized with this
development in that the units have been clustered in a way to protect sensitive
environmental habitats, while providing 32 residential units within the General Plan density
range. Site amenities include a bio-swale drainage system that incorporates native grass
species selected to provide year round erosion control and filtering of sediments. The
system will remove pollutants such as suspended solids, hydrocarbons and metals before
entering Branciforte Creek at predevelopment rates. The applicant will be conditioned to
restore and enhance the existing degraded riparian habitat within the proposed 100 foot
riparian setback. The applicant has included the dedication of a public trail easement over
Branciforte Creek through the development connecting the Lee Street neighborhood to the
Prospect Heights neighborhood. A bridge will be constructed at a future date by others.

8. The proposed modifications(s) maintain usable open space originally approved for the
site.

The revised site plan results in a reduction in the number of residential units and
development footprint while preserving almost 48 percent (209,088 square feet) of the total
amount of the project site as permanent open space.
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RESOLUTION NO. NS-

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Santa Cruz
that it hereby approves the Demolition Authorization and Major Modification subject to the
Findings listed above, the Conditions of Approval listed in Exhibit “A” attached hereto and
made a part hereof, and the EIR Addendum and Mitigation Monitoring listed in Exhibit “B”
attached hereto and made a part hereof.

PASSED AND ADOPTED this 8" day of March, 2011, by the following vote:

AYES:
NOES:
ABSENT:

DISQUALIFIED:

APPROVED:

Mayor

ATTEST:
Interim City Clerk Administrator
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RESOLUTION NO. NS-
EXHIBIT “A”

CONDITIONS OF APPROVAL FOR THE PROJECT ON PROPERTY AT
5 Isbel Drive — Application No. CP10-0120

Demolition Authorization and a Major Modification to Application No. 04-270; an approved

Planned Development that included modified site area standards, lot standards, Design Permit, Road

10.

1.

12.

Abandonment, Heritage Tree removal permit and a Tentative Subdivision Map to be reduced

from 40 units to 32 units at the corner of Market and Isbel in the R-1-5 zone district.

If one or more of the following conditions is not met with respect to all its terms, then this
approval may be revoked.

The final map of the subdivision shall be submitted showing compliance with all the
provisions of Title 23 of the Santa Cruz Municipal Code, or with approved exceptions
thereto.

Vertical-face type curbs, standard gutters and sidewalks shall be installed along all streets
in the subdivision, in accordance with the approved tentative map.

All utility easements shall be provided as shown on the approved tentative map on file to
meet the requirements of the utility companies and of the Director of Public Works.

Water mains shall be installed in the subdivision, and water services shall be installed to the
property line for each individual lot included within the tract, prior to surfacing the streets.

Gas mains shall be installed in the street tree and utility easements to serve all lots within
the subdivision; and gas service shall be installed to all lots, prior to surfacing the streets.

Private sanitary sewers, including manholes and other appurtenances, shall be constructed
in the subdivision, and laterals extending to the property line of each lot shall be installed
so as to provide service to all lots within the subdivision. All sewer laterals shall be in
accordance with the city standard detail and shall be capped at the property line.

Storm drainage facilities shall be installed as shown on the approved tentative map and in
accordance with Public Works specifications and standard details.

All necessary easements shall be acquired prior to City Council acceptance of the final
subdivision map.

Each unit/lot shall have separate utility service.

The applicant shall comply with the inclusionary requirement of Section 23.38.025 of the
City of Santa Cruz Subdivision Ordinance to include five units.

The inclusionary units shall be dispersed by providing at least one of the affordable unit
types as a single-family detached home consistent with Section 24.16.010(3) of the
Municipal Code.
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RESOLUTION NO. NS-
EXHIBIT A

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

The revised unit location shall be reviewed and approved by the Director of Planning and
Community Development.

Street lights shall be installed in the subdivision and on Market Street and Isabel Drive as
shown on the approved tentative map, and in accordance with Public Works specifications
and standard details. Street lights on Market and Isabel shall use LED lamps. Streetlights
shall be shielded to contain light source in a downward direction.

Standard fire hydrants shall be installed in accordance with the specifications of the City
Fire, Water and Public Works Departments.

Street name and traffic control signs shall be installed as shown on the plans and as
required, in accordance with Public Works specifications and standard details.

Permanent monuments shall be furnished and installed by the subdivider as required by
Public Works.

The applicant will work with the City Urban Forester to develop a revised street tree plan
incorporating Coast Live Oaks in appropriate locations that will allow for mature or
specimen growth size.

The trees shall be installed in accordance with the final approved landscape plan and City
specifications. The landscaping shall be inspected by the Parks and Recreation Department.

All plans and profiles of improvements shall be approved by Public Works prior to the
filing of the final map.

Landscape and irrigation plans shall be submitted at the time of the building permit
application and will be reviewed by both the Planning Department and Water Department.
The landscape and irrigation plans shall comply with all requirements of the City’s
landscape water conservation ordinance prior to issuance of the building permit.

The combined size of turf and areas devoted to high water use plants, decorative pools,
fountains, water features, and swimming pools shall be limited to no more than 25 percent
of the total developed landscape area. Turf varieties shall be water-conserving species,
such as tall and hard fescues. Turf shall not be placed in areas less than eight feet wide, on
slopes greater than five percent, or in medians, traffic islands, planter strips, or parking lot
islands.

All landscaping shall be installed prior to final utility release or issuance of occupancy
permits.

Subsequent to occupancy of the premises, all landscaping shall be permanently maintained
by the HOA. Such maintenance shall be secured through an 18-month bond prior to
occupancy.
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RESOLUTION NO. NS-
EXHIBIT A

25.

26.

27.

28.

29.

30.

The reproducible mylars of the plans and profiles for said improvements shall be furnished
to the Public Works Department and shall become the property of the City of Santa Cruz at
the time of approval.

Approval of the final plans and the conditions necessary for said approval are not
necessarily limited to the approved tentative map conditions listed herein.

The development of the site shall be subject to the provisions of the Zoning Ordinance of
the Santa Cruz Municipal Code.

The Homeowners Association shall be responsible for distribution of the Habitat
Management Plan to owners of all lots within the development. The required distribution
of the Habitat Management Plan shall be included in the Covenants, Conditions and
Restrictions. All future landscaping, tree removal, vegetation maintenance, including the
continued care and cleanup of the Riparian Corridor within the development must be in
accordance with the Habitat Management Plan.

Prior to the approval of the final map, Covenants, Conditions and Restrictions, containing
the provisions set forth in Section 23.37.010 of the Subdivision Ordinance, shall be filed
with the Planning Director. The agreement shall include provisions for:

= Annual (by October 1) and after major storms inspection and maintenance of all bio-
swale detention basin and drainage facilities within the development. Submitting an
annual (by Dec 1) report of inspection and maintenance.

= Provide sanitary sewer maintenance plans for review and approval by the City
Engineer.

= Ongoing implementation of the Habitat Management Plan

* Maintaining all curbs, sidewalks, driveways and landscaping in the public right-of-way
fronting the project on Market and Isabel.

= Requirement that any unit that is rented be managed by a single management company
designated by the homeowners association to manage all rental units in the residential
project

= The homeowners association shall submit an annual report to the city identifying all
rental units and identifying the management company responsible for managing all
rental units in the development.

Language shall be included that subsequent homeowner agreements shall not remove any
conditions and/or restrictions specifically required by the City without first obtaining an
amendment to this approval. The agreement shall be recorded and in full effect prior to
issuance of any grading or building permits for the residences.

Approval of final plans and any conditions necessary for implementation of same in no
way modify the original conditions of approval.
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RESOLUTION NO. NS-
EXHIBIT A

31.

32.

33.

34.

35.

36.

37.

38.

39.

After occupancy, additions to the structures will not be allowed. Prior to occupancy, the
applicant shall file a deed restriction for each lot, to be prepared by the City of Santa Cruz
per the approval of the City Attorney, stating the “no additions” restriction.

No permits or work shall commence on the subject property until approval of the final map.

Installation and testing of the sewer lines, water systems, and fire hydrants must also be
conducted to satisfy the requirements of the Public Works Department, the Water
Department, and the Fire Department, prior to the issuance of the building permit.

Prior to the issuance of a building permit, following approval of the final map, all
underground utilities, curbs, gutters, final road grading, and on-site grading shall be
completed and approved by the Public Works Department. If necessary, the Public Works
Department may also require the installation of base rock on the finished grading for the
road, prior to the issuance of the building permit.

Park dedication fees shall be based on the final building plans and shall be paid prior to
issuance of each building permit.

Traffic Impact fees for the entire development shall be paid upon Issuance of the first
building permit.

The applicant shall submit evidence to the Zoning Administrator that these conditions have
been recorded with the Office of the County Recorder prior to filing of final map.

Remove and properly dispose of the onsite abandoned redwood septic tank in accordance
with requirements of the Santa Cruz County Environmental Health Department.

Requirements for the approval of grading:

All grading shall be done in accordance with the latest City of Santa Cruz Municipal Code,
Chapter 24.27.

= All work shall be in accordance with recommendations specified in the geotechnical
investigation report prepared.

= All clearing, site preparation or earthwork shall be performed under inspection by the
Soils Engineer and to the satisfaction of the Soils Engineer.

* Dust caused by the grading operations shall be controlled by proper watering and
fencing.

= A grading permit from the Chief Building Official will be required prior to
commencement of work.

= A pre-grading conference at the site is required prior to the start of grading with the
following people present: owner, contractor, engineer, soils engineer, and City
Inspector, or their representatives.
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RESOLUTION NO. NS-
EXHIBIT A

40.

41.

42.

43.

44,

= The engineer will inspect the site after grading has been completed, and inform the City
of Santa Cruz whether grading was done in conformance with the grading plans.

= Plans set forth in the schedule, location, and type of planting shall be submitted to the
Planning Department for approval upon completion.

=  Work shall be done in accordance with approval plans on file in the Building Division
of the Planning Department.

= Grading shall be done during periods of dry weather, and protective measures shall be
incorporated during grading to prevent siltation from any grading project halted due to
rain. No earth-moving activities shall occur between November 1 and March 1 except
as authorized by the Chief Building Official.

= Grading or demolition in the public right-of-way shall be done in accordance with the
approved drawings and not prior to 72 hour notification to the Public Works
Department. A traffic control plan and schedule must be provided one week in advance
of the work.

During all grading and subsurface excavations (including utility-line trenching),
construction will be halted if significant archaeological resources are discovered. For the
purpose of this permit, significant archaeological resources shall include the remains of
previous Indian living areas or human burials. In the instance of Indian living areas, these
objects shall be recorded and mapped prior to further excavation on that portion of the site.
In the event human burials are discovered during excavation, work shall be halted and the
County Coroner, the Northwest Indian Cemetery Protective Association (NICPA), and
other appropriate authorities shall be notified. Mitigation measures developed by the
applicant and authorized archaeologists shall be subject to the approval of the Planning
Department.

All grading within the boundaries of the subdivision and in the public right-of-way shall be
done under the direction and supervision of a soils engineer. Upon completion of all
grading, a final soils report shall be submitted to the Chief Building Official and Public
Works by the soils engineer, certifying compliance with the City's grading ordinance. The
report shall include locations and elevations of field density tests, summaries of field and
laboratory tests, and any other substantiating data developed by the soils engineer.

Trees damaged in the course of construction shall be repaired in accordance with accepted
arboreal methods. All required tree repair shall be completed and accepted by the City of
Santa Cruz prior to occupancy of the premises.

Any tree marked for preservation, which is removed with out prior approval, shall be
replaced by two (2) specimen trees of a variety and at locations specified by the Director of
Planning. All such trees shall be replaced prior to occupancy of the premises.

The applicant shall obtain a Heritage Tree Removal Permit from the Department of Parks
and Recreation to remove the Heritage trees approved with this permit.
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RESOLUTION NO. NS-
EXHIBIT A

45.

46.

47.

48.

49.

50.

An erosion-control plan shall be approved upon submission of grading plans. All erosion
measures shall be installed prior to November 1 or before notice of completion of the
subdivision improvements.

All residential lighting shall be shielded to contain the light source in a downward
direction.

All of the Mitigation Measures listed in the Mitigation Monitoring Program attached to
Resolution NS-27,527 shall be completed according to the approved Monitoring Program
except as modified herein and shown in the revised Mitigation Monitoring and Reporting
Program attached as Exhibit B in the approving resolution.

The property owner agrees as a condition and in consideration of the approval of this
discretionary development permit that it will, pursuant to agreement and/or statutory
provisions as applicable, including but not limited to Government code Section 66474.9,
defend, indemnify and hold harmless the City of Santa Cruz or its agents, officers and
employees from any claim, action or proceeding against the City or its agents, officers or
employees to attack, set aside, void or annul this approval, which action is brought within
the time period provided for under law, including but not limited to, Government Code
Section 66499.37, as applicable. The property owner will reimburse the City for any court
costs and attorney’s fees, which the City may be required by a court to pay as a result of
such action. City may, at its sole discretion, participate in the defense of such action; but
such participation shall not relieve applicant of his obligations under this condition. An
agreement to this effect shall be recorded upon demand of the City Attorney or concurrent
with the issuance of building permits, use of the property, filing of the final map, whichever
occurs first and as applicable. The City shall promptly notify the property owner of any
such claim, action or proceeding and the City shall cooperate fully in the defense thereof.
If the City fails to promptly notify the property owner of any such claim, action or
proceeding or fails to cooperate fully in the defense thereof, the property owner shall not
thereafter be responsible to defend, indemnify or hold the City harmless.

The applicant shall work with interested community groups to develop a brochure for
future homeowners concerning the cultural resources in this area. The brochure should
inform people of the significance of the area and also indicate what should be done if they
come across materials in or around their properties. The brochure shall be developed by
the group in consultation with a certified archaeologist and reviewed and approved by the
Historic Preservation Commission. The brochure shall be developed, reviewed and
approved with no additional cost to the applicant.

When completed the archeological brochure shall be provided to all new homeowners and
each subsequent owner by the Homeowners Association.
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RESOLUTION NO. NS-
EXHIBIT A

51.

52.

53.

54.

55.

56.

57.

58.

59.

60.

Provide an archaeological monitor for grading work outside of the boundaries of CA-SCR-
276. Work will be halted if intact cultural features are encountered during construction until
the find can be evaluated by a professional archaeologist and appropriate mitigation
measures formulated and implemented. Following monitoring, a letter report shall be
prepared documenting the results of the monitoring. Any discoveries and additional
recommendations will be reviewed with the City of Santa Cruz Planning Director or
designee prior to final execution or implementation.

The Planning Director will send an electronic FYI to the City Council and attach the
Habitat Management Plan when completed.

Provide appropriate construction fencing to protect and delineate the riparian corridor, the
spine flower habitat including the approved buffer area and all trees designated to be
preserved.

The applicant shall revise the plans to extend architectural details to the exposed side walls
on the homes located on Lots 1, 13, 18, 19, 25, 26, 27, 28 and 29.

The applicant will follow the recommendations for tree protection as provided in the
arborist report and to work with the Urban Forester to incorporate Coast Live Oak into the
street tree planting plan.

The applicant shall restore and enhance the existing degraded riparian habitat within the
proposed 100 foot riparian setback.

Provide an updated noise assessment for the prior to issuance of a building permit to ensure
that building designs meet state and local requirements.

The applicant shall provide notification to neighbors of the construction schedule for the
soil remediation and the contact information for the job site superintendent.

The applicant and contractor who obtain a building permit for the project shall be required
to sign the following statement at the bottom of these conditions, which will become
conditions of the building permit:

“T understand that the subject permit involves construction of a building (project) with an
approved Design Permit. I intend to perform or supervise the performance of the work
allowed by this permit in a manner which results in a finished building with the same level
of detail, articulation, and dimensionality shown in the plans submitted for building
permits. I hereby acknowledge that failure to construct the building as represented in the
building permit plans, may result in delay of the inspections process and/or the mandatory
reconstruction or alteration of any portion of the building that is not in substantial
conformance with the approved plans, prior to continuation of inspections or the building
final.”

Signature of Building Contractor Date
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EXHIBIT B

City of Santa Cruz
EIR ADDENDUM

Branciforte Creek Residential Subdivision
FEBRUARY 10, 2011

CONTENTS:
. Background
Il.  Project Description
*  Project History
¢ Current Project Description
¢ Summary of Project Modifications
lll.  Environmental Setting
IV. Use of An Addendum
V. Environmental Review
*  Summary of Impacts
*  Environmental Checklist & Review of Environmental
Impacts
VI. References
VII. Mitigation Monitoring & Reporting Program
VIII. Figures

l. BACKGROUND
Application Number: CP10-0120

Project Title: Branciforte Creek Residential Subdivision

Lead Agency Name and Address:
City of Santa Cruz
Planning and Community Development Department
809 Center Street, Room 206
Santa Cruz, CA 95060

Contact Person and Phone Number: Mike Ferry, (831) 420-5118

Project Applicant’s/Sponsor’s Name and Address:
Talli Robinson, KB Homes
6700 Koll Center Parkway, Ste 200, Pleasanton, CA 94566

General Plan Designation: Low-density Residential

Zoning: R-1-5
Project Location: 5 Isbel Drive in the City of Santa Cruz (APN 008-491-14, -15); Figure 1.’

LAl figures are included at the end of the Initial Study for ease of reference.

BRANCIFORTE CREEK SUBDIVISION
EIR ADDENDUM 1 FEBRUARY 2011
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I1. PROJECT DESCRIPTION

Project History

A Draft Environmental Impact Report (DEIR) was distributed for public review in August 2006
pursuant to requirements of the California Environmental Quality Act (CEQA). The DEIR
evaluated a 44-unit residential project (including one existing residence) on the project site
as shown on Figure 2 for a net increase of 43 residential units. A “Recirculated Alternatives”
section was distributed for public review in February 2007, which expanded the alternatives
discussed in the August 2006 DEIR. A Final EIR (FEIR) was completed in April 2007 that
responded to comments on both the DEIR and Recirculated Alternatives Section. The FEIR
was certified by the Santa Cruz City Council on May 8, 2007, and a 40-unit subdivision
(Alternative 5) was approved at the same time.

A lawsuit was filed by the California Native Plant Society (CNPS) concerning the adequacy of
the EIR with regards to special status species. The applicant revised the site plan to address
the concerns of CNPS and a settlement agreement between the applicant, the City of Santa
Cruz and the California Native Plant Society was developed. The settlement agreement was
approved by the City Council on October 10, 2007, which included an expansion of a buffer
area for robust spineflower plants on the project site, deletion of street trees along the
roadway adjacent to the robust spineflower buffer, and the relocation of lots 34 through 37 as
shown on the map dated August 10, 2007, by Thacher & Thompson Architects (see Figure
3). The City processed Minor Modification No. 07-175 on October 17, 2007, to reflect the
revised site plan and settlement agreement.

The revised site plan approved as the Minor Modification consisted of a 40-lot/unit residential
project with an expanded robust spineflower buffer as shown on Figure 3. Since that time the
property has changed ownership and a new site plan has been submitted as a Major
Modification to the approved project. The revised site plan includes a 32-unit residential
project as fully described below.

Current Project Description

This project consists of a Major Modification to an approved Planned Development, Design
Permit, Road Abandonment, Heritage Tree Removal and Tentative Subdivision Map for the
creation of 32 lots and development of 32 residential units. An existing single-family home
(that has been boarded up and is vacant) will be demolished. The project includes 27 single-
family units, one duplex condominium unit, and one triplex condominium unit. Figure 4 shows
the currently proposed site plan.

Lot sizes range generally range between approximately 2,400 and 4,500 square feet. Seven
lots range in size from about 5,000 to 7,800 square feet, and one lot is 15,360 square feet.
The proposed units range in size from approximately 1,300 to 2,500 square feet and are a
mix of three- and four-bedroom homes. The proposed residential structures are mostly two
stories in height, except for nine units that have a basement garage with two floors above.
The proposed development includes a mix of four architectural models with two design
pallets for each. Each of the seven homes adjacent to Market Street has a unique
elevation/design with a common floor plan/model. The remaining proposed single family
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units include a mix of three architectural models with two architectural designs for each. The
duplex and triplex buildings also have a unique elevation with a common floor plan.

Access to the project site will be provided via a new private roadway that will cross the site
with two planned entrances: one off of Market Street at the southern end of the site and the
other off of Isbel at the northern portion of the site, approximately 300 feet north of the
Market Street/Goss Avenue/lsbel Drive intersection. Each residential unit provides at least
two parking spaces within garages and driveways. In addition, 15 parking common spaces
are provided throughout the site.

The site plan includes protection of approximately 2.0 acres of riparian habitat, 2.6 acres of
spineflower habitat and buffer, and 0.1 acre of common open space. Infrastructure
improvements include an underground stormwater detention area with a controlled surface
drainage outlet to Branciforte Creek.

Project Modifications

The current project reduces the number of proposed residential units from the previously
approved 40 to 32 units. The certified EIR evaluated the physical environmental impacts
resulting from the development of 43 new units (the existing house was previously proposed
to be retained). The current project slightly reduces the overall development footprint, and
provides a larger spineflower habitat buffer than was analyzed in the certified EIR. The
current proposal replaces 12 units attached in two buildings along the southern portion of the
site with two units. Nine lots and units on the southwestern portion of the site have been
shifted further east, creating additional open space adjacent to the Branciforte Creek riparian
habitat. Six former “custom homes” in the northern portion of the site are now proposed for
development as part of this application, and the lot layout has been shifted east of the
proposed access road to create a larger spineflower buffer. Additionally, the existing home in
the northern portion of the site was included in former proposal, but is now proposed for
demolition under the current proposal. A total of seven homes in the northern area remain
unchanged from the former project proposal.

The formerly analyzed project included a 30-foot buffer around the on-site endangered
robust spineflower habitat area. Landscaping and structural development were set back
approximately 35-85 feet from the edge of the mapped spineflower habitat. The currently
proposed project continues to protect the onsite robust spineflower habitat area and provides
a larger buffer than the previous project. A 35-80-foot buffer is provided around most of the
habitat, with a larger open buffer in the northwestern portion of the site where the buffer is
adjacent to open riparian buffer and habitat areas and on the southern side of the habitat
area where additional buffer and xeric planting restrictions are included. The proposed
access road is located on the outer edge of the buffer and is set back 35-80 feet from the
spineflower habitat in the northeastern portion of the site. In the southeastern portion of the
site, landscaping on individual lots and/or structural development is set back 70-80 feet from
the edge of the spineflower habitat, except for two localized areas near proposed Lots 10-12
where the roadway is set back 60 feet from the habitat area. The California Native Plant
Society (CNPS) entered into an agreement with the original project applicants and the City of
Santa Cruz for a revised site plan that included expansion of the spineflower buffer, deletion
of street trees adjacent to the buffer and relocation of lots 34, - 37 as shown on Figure 3.
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Overall, the project results in a reduction in the total number of residential units and
development footprint from the formerly analyzed and approved projects on the site. In
addition to these changes, the currently proposed site plan includes a soil remediation plan
to remove and treat soils in response to liquefaction and soil settlement issues, which will
result in additional grading, as described below. Liquefaction and soil settlement issues were
addressed in the EIR; the former proposal addressed these issues with foundation design
and other geotechnical recommendations. The current plan also increases the number of
trees to be removed; with 23 additional trees proposed for removal (the previously approved
project would have removed 100 trees). Site plan changes related to the project, access, site
improvements and site preparation are summarized in Table 1 and compared to the project
that was analyzed in the certified EIR.

The proposed soil remediation consists of excavating approximately 2.5 acres of the project
site in the area of proposed lots 1 through 25 south of the spineflower habitat as shown on
Figure 5. The purpose is to treat potentially liquefiable soils rather than design individual
homes with a reinforced concrete structural mat foundation design as was proposed with the
former approved project. The planned remedial grading will be conducted to depths of
approximately 15-18 feet and includes construction of toe shear keyways, removal of
compressible soils, performing rapid impact compaction (RIC) at the base of the
subexcavations to densify the liquefiable soils in-situ, and returning the excavated soils as
engineered fill. The current technique was selected to reduce the potential for excavation
dewatering due to groundwater levels measured at roughly 20 to 22 feet below existing
grade in the low-lying development area and the fact that potentially liquefiable soils extend
below those depths (Engeo Inc., December 2010).

It is anticipated that the excavations will be phased in order to reduce soil stockpiling to
roughly 20,000 cubic yards at any one time. The excavated stockpiled material would be
located on lots the furthest from Branciforte Creek, and could be six to fifteen feet high. The
stockpile will be fenced and watered daily as needed for dust control. The excavated soils
will be compacted and engineered as needed before they are returned to the excavated area
after the RIC is completed for a given area. The RIC process consists of compacting the soil
in the excavated area using a pneumatic hammer with an attached weight.

It is estimated that the soil remediation will be completed within four weeks with two
additional weeks for site grading for the proposed subdivision. It is estimated that the
earthmoving activities (excavation and fill) will take up to 30 days at an estimated 5,000 cubic
yards per day (Engeo Inc., December 2010). The area around Lots 19 through 25 has been
earmarked to receive the temporary soil stockpile, and Lots 1 and 2 have been earmarked as
temporary sediment pond/construction water pond. Since the stockpile does not need to be
remediated (treated), it will receive perimeter sediment controls such as silt fence or straw
wattle, as well as erosion control measures including dust control or covers according to
SWRCB Order No. 2009-0009 DWQ when not in use or when inactive (Engeo Inc.,
December 2010).
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TABLE 1

Comparison of Project Characteristics

Project Feature

Project Analyzed in Certified EIR

Proposed 2010 Project

Residential Development
= Project Size
* Unit Mix

= Size/Height

14 attached townhouse; 23 detached SFD; 6
custom SFD; retain existing SFD

2Y, stories (31-foot height) for 14 townhome
units adjacent to Highway 1 and 2 stories (22

27 single-family units, one duplex
condominium unit, and one triplex
_condominiumunit
2 stories (23-25 foot height) for 23 units and
2 stories over basement (27-foot height) for

9 units

= Phasing Phase 1 — 37 units as Planned Development; | No phasing
Phase 2 — 6 custom lots sold and developed
individually
Access

= Entrances

= Road Layout

One on Market Street; one on Isbel Drive
""" Through site from Market to Isbel with |
roundabout

One on Market Street; one on Isbel Drive
" Reconfigured through site from Marketto
Isbel without roundabout

= Parking 112 onsite spaces 129 onsite spaces
Infrastructure
Improvements

* Drainage Onsite bioswale retention with weir and Onsite underground detention with

discharge into Branciforte Creek.

dissipater discharge into Branciforte Creek;
bioswales on each lot

Natural Open Space &
Buffers

= Open Space

= Development Riparian
Setback
= Spineflower Habitat
Setback
= Retained Trees

* Landscaping Plan
= Easement for Future
Access Across Creek

= 0.12 acre subdivision open space
= 2.10 acres riparian habitat

Proposed

= (.13 acres common open space
= 2.10 acres riparian habitat

Proposed in general same area

Site Preparation

= Grading

* Tree Removal

= Existing House

Soil Remediation — not proposed

Site-Subdivision Grading
= 2,550 cubic yard (cy) excavation;

Soil Remediation
= 125,000 cubic yard (cy) excavation
= 135,000 cy fill

Site-Subdivision Grading
= 4,700 cubic yard (cy) excavation

Demolish
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A subdrain system shown on the Remedial Grading Plan will be installed after the remedial
subexcavation and RIC has been performed, during engineered fill backfill. The purpose of
the subdrain system is to reduce saturation of engineered fills due to seasonal groundwater
level rise and transport of perched water (seepage) from uphill soil or bedrock seams. While
a subdrain cleanout may be installed in an area controlled by the HOA for potential flushing,
subdrain systems are generally maintenance free for subdrains installed at the target depths
of 10 to 15 feet below planned grades (Engeo Inc., December 2010). The water collected will
be conveyed through the subdrain system and will directly discharge into the planned rip rap
area on the creek bank that the storm water treatment system drains into. The geotechnical
report indicates that the subdrains will consist of a perforated pipe encased in permeable
material or crushed rock wrapped in filter fabric. .

A “Storm Water Pollution Prevention Plan” (SWPPP) will be prepared in accordance with
State and City requirements prior to initiation of the soil remediation and grading to protect
water quality during these operations. Construction “Best Management Practices” (BMPs)
planned to be implemented during remedial grading and grading include an onsite temporary
sediment pond/construction pond in the proximity of Lots 1 and 2 to collect any groundwater
seepage and excess stormwater runoff that does not infiltrate into the onsite sandy soils. The
temporary pond may or may not be lined, depending upon its intended usage. Any
groundwater encountered during the remediation process will be retained onsite (in the pond)
for construction purposes (i.e., watering stockpiles) and is not planned for discharge into
Branciforte Creek.

In addition, a construction yard and soil stockpile area is planned in proximity to Lots 19
through 25. The temporary soil stockpile area will receive sub-excavated soil from the soil
remediation process, as well as other soil spoils generated during construction activities. The
construction yard and soil stockpiles will be subject to BMP measures including perimeter
protection and surficial erosion controls to hinder sediment runoff in accordance with
SWRCB Order No. 2009-0009 DWQ. The pond and storage areas were designated due to
their greatest distances from Branciforte Creek and their location on the outer edge of the
planned soil remediation (Engeo Inc., December 2010). During site grading activities,
construction entrances/exits, and other perimeter and soil stabilization BMPs will be
implemented to reduce/eliminate sediment runoff associated with soil disturbance. In
addition, year-round BMP monitoring, and stormwater sampling will be implemented (if
required) (Engeo Inc., December 2010).

I11. ENVIRONMENTAL SETTING

The 9.92-acre project site is located in the northern portion of the City of Santa Cruz within a
residential area that consists of mostly single-family homes north of Highway 1 and along
Market Street. The site is bordered by Highway 1 to the south, Market Street to the east,
Isbel Street to the north, and Branciforte Creek and riparian open space to the west. The
northern boundary of the site is adjacent to the unincorporated portion of Santa Cruz County.

The project site slopes from Isbel Drive and Market Street west toward Branciforte Creek.
The southern portion of the project site is relatively flat and contains non-native grassland.
The northern portion of the site is a gently to moderately sloping knoll and contains coast live
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oak woodland habitat, a robust spineflower (Chorizanthe robusta var. robusta) habitat area,
and a recorded archaeological site.

Riparian habitat is found along Branciforte Creek, which intermittently meanders through the
western portion of the project site. The onsite reach of Branciforte Creek is unchannelized
and is approximately one mile upstream of the confluence with the San Lorenzo River. The
portion of the site outside the riparian habitat contains about 225 trees, which are primarily
coast live oak, as well as redwood, bay, eucalyptus and other native and non-native trees of
varying sizes and condition. The trees are mostly concentrated in the northern portion of the
site, as well as along the Market Street frontage with some trees along Isbel Drive.

The site currently contains one existing single-family house in the northern portion of the site.
The house is vacant and has been boarded up, and will be demolished as part of the project.

IV. USE OF AN ADDENDUM

In analyzing the proposed project, the City must consider the extent to which the current
proposal represents a change in the project, and whether existing environmental documents
provide an adequate analysis of those changes in light of current circumstances. The City
has determined that the project modifications do not represent a “new” project as the
modifications represent a refinement of a project that has already undergone environmental
review, as well as a reduction in total proposed residential units. The changes associated
with the proposed project are described above. Thus, the City must consider the extent to
which these changes, or changes in the circumstances surrounding the project, necessitate
further environmental review. In particular, the City must consider whether to perform
supplemental environmental review and, if so, whether that supplemental review should take
the form of a supplemental or subsequent Negative Declaration or Mitigated Negative
Declaration, an EIR, or an addendum.

Pursuant to Section 15164 of the State CEQA Guidelines, an addendum to a certified EIR
may be prepared if only minor technical changes or additions are necessary and none of the
conditions described in State CEQA Guidelines Section 15162 that call for preparation of a
subsequent EIR or negative declaration have occurred. Under State CEQA Guidelines
Section 15162, no subsequent EIR would need to be prepared unless the lead agency
determines, on the basis of substantial evidence, one or more of the following:

0 Substantial changes are proposed in the project which will require major revisions of
the previous EIR due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects;

O Substantial changes occur with respect to the circumstances under which the project
is undertaken which will require major revisions of previous the EIR due to the
involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects; or

O New information of substantial importance, which was not known and could not have
been known, at the time the previous EIR was prepared shows any of the following:
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+ The project will have one or more significant effects not discussed in the
previous EIR;

+ Significant effects previously discussed will be substantially more severe
than shown in the previous EIR;

+ Mitigation measures or alternatives previously found not to be feasible,
and would substantially reduce one or more significant effects of the
project, but the project proponents decline to adopt the mitigation
measures or alternatives; or

+ Mitigation or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more
significant effects on the environment, but the project proponents decline
to adopt the mitigation or alternative.

The City has determined that the proposed modifications represent a refinement of an
approved planned development project that has already undergone comprehensive
environmental review, and the project changes are not substantial, as discussed in the
following section. These project changes will not result in new significant environmental
impacts or a substantial increase in the severity of previously identified significant impacts.
Similarly, there are no substantial changes with respect to the circumstances under which
the project is undertaken or new information of substantial importance that would result in
new significant impacts or a substantial increase in significance of previously identified
impacts as summarized below. Based on the level of previous environmental review and
degree of proposed project changes, the City has determined that the project changes are
minor and no substantial changes in the project or environmental conditions have occurred
since preparation and certification of the EIR on May 8, 2007. Thus, the City has determined
that an Addendum to the Branciforte Creek Residential Subdivision EIR is the appropriate
environmental review document for the proposed project modifications.

V. ENVIRONMENTAL REVIEW

Summary of Impacts

The City has determined that the potential environmental impacts associated with revised
planned development have been analyzed in prior environmental documents and would not
result in conditions outlined in State CEQA Guidelines Section 15162 that would require
preparation of a Subsequent EIR. The revised site plans will not result in new significant
environmental impacts or a substantial increase in the severity of previously identified
significant impacts with implementation of previously adopted mitigation measures and new
project elements as discussed in the following subsection.

Due to the reduction of the total number of residential units and development footprint, many
impacts will be reduced in significance, such as impacts related to biotic resources, air
emissions, traffic, and public services. A summary of key changes in environmental impacts
due to the modified site plan (other than a reduced impact) is provided below. Discussion of
all impacts is provided in the following checklist.
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A AESTHETICS

Scenic Views & Scenic Resources: Less-than-significant impact remains
unchanged; removal of 30 additional trees (a few of which are dead) would not
substantially increase the severity of the impact or result in a new significant
impact.

Degradation of Visual Quality of Surrounding Area: Less-than-significant
impact remains unchanged; building mass is substantially reduced along the
southern boundary. A minor increase in the number of residential units along
Market Street (7 units instead of 6) would slightly increase building mass in
this area, but would not substantially increase the severity of the impact or
result in a new significant impact.

A AR QUALITY

Construction Emissions: Increased excavation due to proposed soil remediation
could result in additional dust, PM,, and diesel emissions, but additional
analyses show they would still fall below Monterey Bay Unified Air Pollution
Control District significance thresholds. The new soil remediation grading
would not substantially increase the severity of the significant impact analyzed
in the EIR, and previously adopted mitigation measures would continue to be
required.

A BIOLOGICAL RESOURCES:

Special Status Species & Nesting Birds: The project would result in removal of
23 additional trees that could potentially support special status bats and/or
woodrats. However, the previously adopted mitigation measures required pre-
construction surveys prior to any tree removal with implementation of specified
measures if these species are found. Thus, the additional tree removal would
not substantially increase the severity of the significant impact analyzed in the
EIR because the resulting level of impact after mitigation would remain the
same.

Consistency with Heritage Tree Regulations: The project would result in removal
of 23 additional trees, all but one of which are heritage trees under City
regulations. This is an approximate 50% increase in removal of heritage trees
over the former approved project (24 heritage trees previously proposed for
removal), but the landscaping plan includes 97 new 24-inch box trees, which
is nearly double the City’s replacement requirement. Thus, the additional tree
removal would not result in a new significant impact or substantially increase
the severity of the less-than-significant impact related to heritage tree removal
that was analyzed in the EIR.

A CULTURAL RESOURCES

Archaeological Resources: The revised project plans would expand the area of
excavation and soil remediation to a portion of the site that is located outside
the identified archaeological sensitivity area. With previously adopted project
conditions of approval and revised mitigation, potential archaeological
resources would be monitored during construction and protected if found. The
number of homes in the northern portion of the property remains unchanged,
although lot layout has been slightly modified. The revised site plan would not
result in new significant impacts or substantially more severe significant
impacts than project impacts identified and analyzed in the certified EIR with
the implementation of previously adopted mitigation measures.
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A GEOLOGY & SOILS
Erosion: While the volume and area of grading has increased with the
proposed soil remediation grading, the project would not substantially increase
the severity of the significant impacts related to erosion and water quality that
were previously analyzed in the EIR with implementation of slightly revised
mitigation measures and the project’s current grading proposals, i.e., no winter
grading.

A HYDROLOGY & WATER QUALITY

Storm Drainage: The storm drainage plan was revised pursuant to previously
adopted mitigation measures with pre-treatment of runoff prior to discharge
into Branciforte Creek. However, the proposed soil remediation includes
installation of a new subdrain to reduce saturation of engineered fills due to
seasonal groundwater level rise. The collected groundwater would be
conveyed to the discharge features. The encapsulated design would capture
and filter silts that may be present in collected groundwater. Thus, the
potential additional discharge associated with the subdrain would not result in
a new significant impact or substantially increase the severity of the impacts
related to drainage and water quality that was analyzed in the EIR.

4 NOISE

Exposure to Noise: The proposed project removes former proposed buildings
along Highway 1, and Highway 1 improvements are now complete, which a
include a sound wall adjacent to the site. With implementation of building
design specifications set forth in an updated noise assessment, buildings
would be in compliance with indoor and outdoor noise standards. Thus, the
project would not result in a new significant impact or substantially increase
the severity of the less-than-significant impact related to noise exposure that
was analyzed in the EIR.

Construction Noise: The currently proposed project includes a new sall
remediation process that includes compaction of soils with a pneumatic
hammer type of equipment. This could result in some vibration, but would be
of intermittent duration during the day and limited to a period of approximately
30 days. Because impacts would occur only during daylight hours, the
duration would be temporary, and construction noise and vibration would not
violate City Municipal Codes or City General Plan policies pertaining to noise,
these impacts would continue to be less-than-significant.

Environmental Checklist & Review of Environmental Impacts

The purpose of the checklist presented on the following pages is to evaluate the categories
in terms of any “changed condition” (i.e. changed circumstances, project changes, or new
information of substantial importance) that may result in a changed environmental result. A
“no” answer does not necessarily mean that here are no potential impacts relative to the
environmental category, but that there is no change in the condition or status of the impact
since it was analyzed and addressed with mitigations in prior environmental documents. The
environmental categories might be answered with a “no” in the checklist since the component
project (Branciforte Creek Subdivision) does not introduce changes that would result in a
modification to the conclusion of the prior environmental documents.
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Where Impact was Analyzed. This column provides a cross-reference to the pages of the
prior environmental documents where information and analysis may be found relative to the
environmental issue listed under each topic.

Do Proposed Changes Involve New Significant Impacts? Pursuant to Section 15162(a)(1) of
the CEQA Guidelines, this column indicates whether the changes represented by the current
project will result in new significant impacts that have not already been considered and
mitigated by the prior environmental review or whether the new information or changes will
substantially increase the severity of significant impacts that have not already been
considered and mitigated by the prior environmental review.

Any new Circumstances Involving New Impacts? Pursuant to Section 15162(a)(2) of the
CEQA Guidelines, this column indicates whether there have been changes to the project site
or the vicinity (circumstances under which the project is undertaken) which have occurred
subsequent to the prior environmental documents, which would result in the current project
having new significant environmental impacts that were not considered in the prior
environmental documents or that substantially increase the severity of a previously identified
impact.

Any new Information Requiring New Analysis or Verification? Pursuant to Section
15162(a)(3)(A-D) of the CEQA Guidelines, this column indicates whether new information of
substantial importance which was not known and could not have been known with the
exercise of reasonable diligence at the time the previous environmental documents were
certified as complete is available requiring an update to the analysis of the previous
environmental documents to verify that the environmental conclusions and mitigations
remain valid. If the new information shows that: (A) the project will have one or more
significant effects not discussed in the prior environmental documents; or (B) that significant
effects previously examined will be substantially more severe than shown in the prior
environmental documents; or (C) that mitigation measures or alternatives previously found
not to be feasible would in fact be feasible and would substantially reduce one or more
significant effects or the project, but the project proponents decline to adopt the mitigation
measure or alternative; or (D) that mitigation measures or alternatives which are
considerably different from those analyzed in the prior environmental documents would
substantially reduce one or more significant effects on the environment, but the project
proponents decline to adopt the mitigation measure or alternative than the question would be
answered ‘Yes’ requiring the preparation of a subsequent or supplemental EIR. However, if
the additional analysis completed as part of this Environmental Review finds that the
conclusions of the prior environmental documents remain the same and no new significant
impacts are identified, or identified environmental impacts are not found to be more severe,
or additional mitigation is not necessary than the question would be answered ‘No’ and no
additional environmental documentation (supplemental or subsequent EIR) is required. New
studies completed as part of this environmental review are attached to this Addendum, or are
on file with the Planning Department.

Mitigations Implemented or Address Impacts. Pursuant to Section 15162(a)(3) of the CEQA
Guidelines, this column indicates whether the prior environmental documents provide
mitigations to address effects in the related impact category. In some cases, the mitigations
have already been implemented. A “yes” response will be provided in either instance. If
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“NA” is indicated, this Environmental Review concludes that the impact does not occur with
this project and therefore no mitigations are needed.

Discussion. A discussion of the elements of the checklist is provided under each
environmental category in order to clarify the answers. The discussion provides information
about the particular environmental issue, how the project relates to the issue and the status
of any mitigation that may be required or that has already been implemented.

Mitigation Measures. Applicable mitigation measures from the prior environmental review
that apply to the project are listed under each environmental category.

Conclusions. A discussion of the conclusion relating to the analysis contained in each
section.
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ADDENDUM PREPARATION: Stephanie Strelow and Michael Ferry
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VII. MITIGATION MONITORING & REPORTING PROGRAM

The following Mitigation Monitoring & Reporting Program (MMRP) was adopted as part of the
project approvals in 2007. The MMRP has been updated to reflect current project studies
and investigations, and also notes where some mitigation measures have been completed as
part of the revised site plan. New text is shown in underlined typeface, and deleted text is
shown with strikeeut typeface.

BRANCIFORTE CREEK SUBDIVISION
EIR ADDENDUM 41 FEBRUARY 2011

21.-63



Branciforte Creek Residential Development Final EIR
Mitigation Monitoring and Reporting Program

MITGATION MONITORING AND REPORTING PROGRAM

If the City approves the project application, CEQA Guidelines require adoption of a Mitigation
Monitoring and Reporting Program (MMRP) for the project. CEQA requires that a MMRP be
prepared and adopted at the time that a lead agency adopts findings pursuant to CEQA
concerning significant effects identified in an EIR. In accordance with State law, the MMRP
identifies specific actions that will be taken to implement each mitigation measure; the City
departments and other parties responsible for implementation; the schedule for
implementation; and the mechanism that verifies mitigation implementation, monitoring
and/or reporting are complete. The outline below summarizes implementation timing; the full
mitigation monitoring program is included on the attached table.

Summary of Mitigation Measures Implementation Timing

All mitigation measures will become project Conditions of Approval. An overview of
implementation timing is provided below.

Revise Site Plan and Prepare Deed Restrictions Prior to Recordation of Final Map:
= Redesign of lots to avoid habitat areas (4.3-1a, 4.3-2a, 4.3-7, 4.3-8a). COMPLETED

Prepare CC&Rs with deed restrictions to prohibit invasive plant species (4.3-2b),
prohibit cats (4.3-2e), prohibit use of herbicides, pesticides and fertilizers in habitat
area (4.3-29)
Drainage Plan & detention basin revisions (4.3-3a, 4.5-1). COMPLETED
Prepare and complete Archaeological Monitoring and Data Recovery Plan (4.4-1d).
Prepare Habitat Management Plan (4.3-2h, 4.3-2i). DRAFT COMPLETED

Incorporate/Complete Prior to Construction and/or Site Disturbance
= Drainage and Landscaping Plans’ revisions to direct drainage away from sensitive

plant area (4.3-2c).
Fencing plan to prevent access to habitat areas and signage plan that provides
habitat information (4.3-2d, 4.3-2f).
Pre-construction surveys for wildlife species (4.3-4 [California red-legged frogs], 4-3.5
[bat surveys], 4.3-6a & 4.3-6b [woodrats], 4.3-9a & 4.3-9b [nesting birds])
Letters verifying mitigation compliance from contractor (4.2-1b, 4.3-2d), biologist (4.3-
2c¢), fishery biologist (4.3-3e), geotechnical engineer (IS-3).

Include Measure in Grading Plan & Construction Specifications
Geotechnical recommendations (IS-3).
Best Management Practices to control dust (1S-1 [4.2-1a]) and measures to reduce
diesel emission (4.2-1Db).
Water quality and erosion control measures (4.3-3b, 4.3-3c, 4.3-3d, 4.3-3f, I1S-4).
Measures to protect retained trees during construction (I1S-2).
Installation of suitable barrier fencing to protect biological resources (4.3-1b) and
archaeological resources (4.4-2).

Incorporate Measure Into Final Building Plans
Archaeological review of engineering and construction plans (4.4-1a).
Geotechnical recommendations (IS-3).
Fire Department recommendations (1S-4).
Noise Study recommendations (IS-6).

Avril 2007- Revised January 2011 Page 42
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SANTA CRUZ Branciforte Creek Residential Development Final EIR
St — Mitigation Monitoring and Reporting Program

Implement and Monitor During Construction
*  Construction crew training (4.3-3e).
= Archaeological resource protection and monitoring (4.4-1b, 4.4-1c).
*  Woodrat nest habitat enhancement (4.3-6¢).

Anril 2007- Revised January 2011 Page 43
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VIII. FIGURES
1. Project Location
2. Site Plan Analyzed in 2007 Certified EIR
3. Modified Site Plan Approved on October 10, 2007
4. 2010 Proposed Site Plan

5. Proposed Soil Remedial Grading Plan
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FIGURE 1: PROJECT LOCATION
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IN 2007 EIR

SITE PLAN ANALYZED

FIGURE 2
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MODIFIED SITE PLAN
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FIGURE 2

APPROVED ON OCTOBER 10, 2007
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FIGURE 4: 2010 PROPOSED SITE PLAN
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FIGURE 5: PROPOSED SOIL REMEDIAL GRADING PLAN
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SETTLEMENT AGREEMENT

This Settlement Agreement (hereinafter “Agreement™) is made by and between
Thomas Rahe, Debra Rahe and Branciforte Creek, LLC (collectively “Branciforte™), the
City of Santa Cruz and the City Council of the City of Santa Cruz (collectively “City”)
and the California Native Plant Society, a California non-profit corporation (“CNPS™),

RECITALS

This Agreement is made with reference to the following facts:

A.  OnMay 8, 2007 Branciforte Creek, LL.C received approval from the City
for a 40 unit subdivision (“Project”).

‘B. On June 6, 2007 CNPS filed a Verified Petition for Writ of Mandate in the
County of Santa Cruz, Santa Cruz County Superior Court, Case No. CV 157292
(“Action”). Thereafter, on June 11, 2007, CNPS filed a First Amended Petition for Writ
of Mandate naming as defendants Thacher and Thompson, the architects for the Project.
The parties have stipulated that Thacher and Thompson are not necessary parties to this
Action, and they have been dismissed.

C.  The Writ alleges that the decision of the City to certify an environmental
impact report and approve the Project violated the provisions of the California
Environmental Quality Act and caused significant unavoidable impacts to the endangered
species on the Project site. \ \

D.  The parties now desire to resolve and settle the issues as set forth in the
Action.

NOW, THEREFORE, in consideration of the mutual covenants and agreements
contained herein, the parties agree as follows:

1. Modification of Project. Branciforte, at ifs sole cost and expense, shall

make application to the City to modify the Project to (a) expand the buffer area for the

Spineflower; (b) delete the planting of trees in the area along the roadway adjacent to the
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Spineflower buffer; and, (c) reconfigure and/or relocate Lots 34 through 37, all as shown
on the Map attached hereto and marked Exhibit “A” (“Modifications™).

2. Condition Precedent. The final approval of the Modifications by City and
other agencies with jurisdiction is a condition precedent to this Agreement. Should the
City not approve the Modifications, this Agreement shall be null and void and of no force
or effect. The signing of this agreement by the City shall not obligate the City in any way
to approve any modification or condition of the Permit.

3. CC&R Conditions. Branciforte shall, at its cost and expense, include in its

CC&Rs which it submits to the City for the Project the following conditions in the form
attached hereto as Exhibit “B” (“Spineflower Regulations™). The CC&Rs shall provide
that the City and CNPS will be third party beneficiaries of the MMP and the Spineflower
Regulations and shall have the right to enforce the provisions of the MMP and the
Spineflower Regulations. Prior fo approval of the Spineflower Regulations, if the City
requests changes to the Spineflower Regulations, then it shall notify and consult with
CNPS regarding such changes to the Spineflower Regulations and such changes shall be
approved by CNPS. .

4. Management Plan. Branciforte shall, at its cost and expense, revise the

MMP as set forth in Exhibit “C” attached hereto (“Revised MMP”). Branciforte shall

submit the Revised MMP to City pursuant to the Project conditions. Prior to approval of
the Revised MMP, the City shall notify and consult with CNPS regarding such changes
to the Revised MMP and the City shall use its best efforts to reach agreement with CNPS
on such changes. |

5. Dismissal of Action. Within five (5) days after the City’s final decision

approving the Modifications as described in paragraph 1, CNPS shall dismiss the Action
with prejudice against all parties and Branciforte shall pay the sum of Fifteen Thousand
Two Hundred and Fifty Dollars ($15,250.00) to CNPS. Said amount shall be made
payable to Wittwer & Parkin, LLP, attorneys for CNPS. Each party shall bear their own
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attorney’s fees as necessary to carry out the obligations and the terms of this Agreement
(e.g., the filing of the dismissals, the withdrawal of any actions).

6. Release by CNPS. California Native Plant Society hereby releases and

forever discharges Thomas Rahe, Debra Rahe, Branciforte Creek, LLC, the City of Santa
Cruz, the City Council of the City of Santa Cruz and their principals, affiliates, officers,
directors, agents, attorneys, employees, predecessors, successors and assigns from any
and all causes of action, claims, demands, rights, damages, costs, suits, contracts,
agreements, promises, liability claims (hereinafter collectively referred to as “Claims™)
which California Native Plant Society now has or may have against Thomas Rahe, Debra
Rahe, Branciforte Creek, LLC, the City of Santa Cruz, the City Council of the City of
Santa Cruz and their principals, affiliates, officers, directors, agents, attorneys,
employees, predecessors, successors and assigns, atising out of, based upon, or related to
the Action as well as matters, causes, or things whatsoever that were or have been or
could in any way have been alleged in that certain Action.

7. Release by Branciforte. Branciforte Creek, LL.C, Thomas Rahe, Debra
Rahe, the City of Santa Cruz and the City Council of the City of Santa Cruz hereby

release and forever discharge California Native Plant Socicty and any and all of its
principals, affiliates, officers, directors, agents, attorneys, employees, predecessors,
successors, and assigns, from any and alf causes of action, claims, demands, rights,
damages, costs, suifs, contracts, agreements, promises, liability claims, (hereinafter
collectively referred to as “Claims™) which Branciforte Creek, LLC, Thomas Rahe, Debra
Rahe, the City of Santa Cruz and the City Council of the City of Santa Cruz have or may
have against California Native Plant Society and any and all of its principals, affiliates,
officers, directors, agents, attorneys, employees, predecessors, successors, and assigns
arising out of, based upon, or related to the Action as well as matters, causes, or things
whatsoever that were or have been or could in any way have been alleged in that certain

Action.
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8. Acknowledgment of Release and Waiver of Section 1542,

a. As additional consideration and inducement to enter into this
Agreement, the parties do hereby fully and finally release each other from all unknown
and/or unanticipated injuries, losses, or damages arising out of the each of the matters
being released referred to in the Action in paragraphs 6 and 7 above as well as those now
known or disclosed. As a further consideration and inducement for this compromise
scttlement, each party waives all rights or benefits which they may now have, or in the
future may ha\}e, that relate to any of the released matters referred to in paragraphs 6 and
7 above under the terms of Section 1542 of the Civil Code of the State of California.
Each of the parties specifically and knowingly waives application of California Civil
Code Section 1542,

b. The parties further certify that they have read the following provision of
California Civil Code Section 1542:

A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS

WHICH THE CREDITOR DOES NOT KNOW OR SUSPECT

TO EXIST IN HIS FAVOR AT THE TIME OF EXECUTING

THE RELEASE, WHICH IF KNOWN BY HIM MUST HAVE

MATERIALLY AFFECTED HIS SETTLEMENT WITH THE

DEBTOR.

¢. Each of the parties understand and acknowledge that, inter alia, the
significance and consequence of this waiver of California Civil Code Section 1542 is that
even if either or both should eventually suffer additional damages arising out of the
matters referred to in paragraphs 6 and 7 respectively, they will not be able to make any
claim for those damages, Furthermore, they acknowledge that each consciously intends
these consequences, even as to claims for damages that may exist as of the date of this
release but which such party does not know exist, and which, if known, would materially
affect such party’s decision to execute this release, regardiess of whether such party’s
lack of knowledge is the result of ignorance, oversight, error, negligence, or any other

cause,
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Nothing in this paragraph shall be construed as limiting the right of either
party to enforce the terms of this Agreement.

9. Other Claims. The parties agree that they will not commence, maintain,
continue, or voluntarily assist in any way in the prosecution by any other person or entity
of any claim against the other, any related corporate entity, or any present or former
employee of the other, relating to the released matters referred to in paragraphs 6 and 7,
other than to interpret or enforce this Agreement (which right of action is expressly
hereby reserved by each of the parties).

10.  NoPrevailing Party. Except as otherwise provided for in paragraph 19, the

parties to this Agreement acknowledge and agree that each is to bear his or her own costs
and attorney’s fees incurred in connection with the handling of this dispute and the
negotiation, preparation and execution of this Agreement. The parties further
acknowledge and agree that no party is a “prevailing party” for any purposes whatsoever,
including, but not limited to any claim for statutory and/or contractual attorney’s fees.

11. No Admission of Liability. The parties agree that this is a compromise

settlement of a disputed claim and that neither this Agreement nor the furnishing of the
consideration of this Agreement shall be deemed or construed as an admission of liability
or wrongdoing on the part of any party to this Agreement. This Agreement shall not be
used as evidence or for any other purpose in any future civil action, proceeding or dispute
resolution process except as may be necessary to enforce the terms and covenants of the
Agreement.

12.  Cooperation. Each of the parties hereto shall execute all the documents that
may be necessary to carry out the terms, covenants and conditions contained herein or to
effectuate the purpose of this Agreement. Branciforte shall use its best efforts to obtain
the City’s and other responsible agency’s approval of the Spineflower Regulations and

the Revised MMP in the form attached hereto as Exhibits “B” and “C”.
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13.  Binding Upon. This Agreement and each and all of the representations,
warranties and covenants of the parties hereto shall be binding upon all agents, attorneys,
successors, assigns, heirs, executors, administrators, personal representatives, trustees,
successors-in-interest and other related parties as defined above of each of the parties to
this Agreement. Branciforte warrants and agrees that it will duly inform any prospective
purchaser of the Propetty, or any portion thereof, of the terms of this Agreement,
including but not limited to the obligations set forth in paragraphs 3 and 4 above, and the
purchaser’s obligations under this Agreement.

14.  Construction of Agreement. This Agreement is the product of negotiation

and preparation by and among the parties and their respective attorneys. The parties
acknowledge and agree that this Agreement shall not be deemed to have been prepared or
drafted by one party or another, and will be construed accordingly. The headings are for

convenience only and shall not be used to interpret this Agreement,

15. Waiver and Modification of Terms. No provision of this Agreement may
be waived unless in writing signed by all parties. Waiver of any one provision shall not
be deemed to be a waiver of any other provision. This Agreement may be modified or
amended only by written agreement executed by all of the parties to this Agreement, or
their authorized representatives, or by order of the court as allowed herein by law.

16.  Eniire Agreement. This Agreement represents the entire understanding

between the parties in connection with the subject matter of this Agreement. There are
no representations, warranties, agreements, arrangements, or undertakings, oral or
written, between or among the parties hereto related to the subject matter of this
Agreement that are not fully expressed herein. The terms of this Agreement are
contractual and not mere recitals. This Agreement cannot be altered or varied except by a
writing duly signed by the parties or their authorized representatives.

17.  Severability. If any term or provision hereof is illegal or invalid for any
reason whatsoever, such illegality or invalidity shall not affect the validity and binding

effect of the remainder of this Agreement upon the parties.
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18,  Jurisdiction. This Agreement shall be deemed to have been entered into in
the State of California. All questions concerning the validity, interpretation, or
performance of any of its terms or provisions, or any rights or obligations of the parties
hereto shall be given by and resolved in accordance with the laws of the State of
California as of the Effective Date of this Agreement.

19.  Attorney’s Fees. The parties agree that if any party to this Agreement

commences, joins in, or in any manner seeks relief for any of the claims released
hereunder or in any manner asserts against any party to this Agreement any of the claims
released hereunder, or if any dispute arises among the parties to this Agreement
concerning the subject matter or terms of this Agreement which results in litigation or
arbitration, then the non-prevailing party or parties shall pay to the prevailing party or
parties, in addition to all other damages, reasonable attorney’s fees and costs incurred by
the prevailing party or parties, including such fees and costs incurred on appeal.

20.  Representation By Counsel. The parties have read and understand this

Agreement and warrant and represent that this Agreement is executed voluntarily and
without duress or undue influence on the part of or on behalf of any party hereto. The
parties hereby acknowledge that they have been represented in negotiations and in the
preparation of this Agreement by counsel of their own choice, that they have read this
Agreement and have had it fully explained to them by counsel, and that they are fully
aware of the contents of this Agreement and of the legal effect of each and every
provision hereof.

21, Counterparts. The parties agree that this Agreement may be signed in
counterparts, and will be effective upon the date of the last party signing it (“Effective
Date™). Signatures which are facsimiles shall be deemed originals.

IN WITNESS WHEREOF, the undersigned parties hereby state that they are duly
authorized to sign this Agreement, including its effect on any real property affected

thereby, having been fully advised by their respective legal counsel, and sign said
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Agreement freely and willingly so as to render it effective.

Dated: (D4 49,2007 ‘r{?\@wq@\ﬁ?‘“

THOMAS RAHE

‘Deba Rale_

DEBRA RAHE

BRANCIFORTE CREEK, LLC.

B}T\—\Z\Q(/Vlﬁ% R@J/tz____«

Dated: , 2007 CALIFORNIA NATIVE PLANT SOCIETY,
a California non-profit corporation

By
Title

Dated: , 2007 CITY OF SANTA CRUZ

By
Title

Dated: , 2007 CITY COUNCIL OF THE CITY OF
SANTA CRUZ

By
Title
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Agreement freely and willingly 50 as to render it effective, -

Dated: ' , 2007
“THOMAS RAHE
DEBRA RAHE
BRANCIFORTE CREEK, LLC.
By
Dated; _@C’I' |2 ", 2007 . CALIRORNIA NATIVE FLANT SOCIETY,
a Californi rofit corporation
By Amm_{{__@ JQ’!’BM&O"L .
_ Title__ ‘ cuhie Dredor
Dated; 2007 CITY OF SANTA CRUZ o
By .
Title . ‘
Dated: - 2007  CITY COUNCIL.OF THE CITY OF .
| , SANTA CRUZ '

Title
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Agreement freely and willingly so as to render it effective,
Dated: , 2007

THOMAS RAHE

DEBRA RAHE

BRANCIFORTE CREEK, LLC.

By

Dated: , 2007 CALIFORNIA NATIVE PLANT SOCIETY,
a California non-profit corporation

By
Title

Dated: [z — /&> 2007 CITY OF SANTA CRUZ
o
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Title ” 1 i

Dated: __ /£~ (¢ 2007 CITY COUNCIL OF
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AGREEMENT REGARDING REAL PROPERTY AND PRIOR SETTLEMENT AGREEMENT

This AGREEMENT REGARDING REAL PROPERTY AND PRIOR SETTLEMENT AGREEMENT (“Agreement”) dated as
of March _| , 2010 is by and between California Native Plant Society, a California non-profit corporation
{*CNPS”), and KB HOME South Bay Inc., a California corporation (*IKBSB”). KBSB and CNPS may be
collectively referred to as “parties” and individually as “party.”

RECITALS

A. CNPS is a party to that certain Settlement Agreement (the “Settlement Agreement”) among
CNPS; Thomas Rahe, Debra Rahe, Branciforle Creek, LLC (collectively *Branciforte’); and the City of Santa
Cruz and the City Council of Santa Cruz (collectively “City”), concerning, among other things: the City’s May
8, 2007 approval of the development of a 40 unit residential subdivision proposed by Branciforte (the
“Project”); CNPS’s legal challenge to the Project; and the resolution of issues among Branciforte and CNPS
with respect to the Project, .

B. KBSB desires to pirchase the Project and the real prépcrty on which the Project is proposed
(the “Property™), and desires to seek the approval of modifications to the Project, consistent with the site plan

(the *“Proposed Site Plan”) atlached as Exhibit A hereto.

C. To avoid any dispute regarding KBSB’s desired development of the Project and the Proposed
Site Plan, CNPS and KBSB desire to enter this Agreement.

In consideration of the covenants set forth herein and other good and valuable consideration, the receipt
and sufficiency of which is acknowledged, the parties agree as follows:

AGREEMENT

I This Agreement shall be effective upon execution of this Agreemett by the Parties. If KBSB
does not acquire fee title to the Property, this Agreement shall terminate,

2. Upon KBSB's acquisition of fee title to the Propertly, KBSB agrees to be bound by the terms
and conditions of the Settlfernent Agreement to the extent the same apply to Branciforte, and CNPS agrees to
recognize KBSB as the successor-in-interest to Branciforte with respect to the Project. Tn other words, the
parties intend that KBSB shall step into the shoes of Branciforte under the Settlement Agreement, and be subject
to all of the rights, obligations, burdens, covenants, waivers and releases therein, as though KBSB had been an
original party to the Settlement Agrecmnent. However, the Parties recognize that the Settfement Agreement is
binding on successors-in-interest even without the terns of this paragraph 2.

3. The Proposed Site Plan will be incorporated into the Settlement Agreement in the form of an
Addendum attached hereto as Exhibit B. The Parties agree 1o execute the Addendum within 5 days afler
KBSB’s acquisition of the Property. KBSB agrees to provide notice to CNPS of the acquisition on the date the
Property is acquired. The Addendum will be presented to the City for approval, and upon execution of the
Addendum by the Parties and the City, the Addendum becomes fully effective. If for any reason the City does
not execute the Addendum in the form attached hereto as Bxhibit B, this Agreement shall terminate and the
Settlement Agreement will remain in full force and effect as i the Addendum and this Agreement was never
execnted by tre Parties,

4, Upon taking title to the Property, KBSB will promptly and expeditiously hire CE2 Restoration,

at a cost of §1,600, to remove the invasive Tree of Heaven (dfiantius) on the Property. Said Tree of Heaven is
a threat lo the existence of the Spineflower on the property.
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5. Within fen (10) business days of execution of this Agreement, KBSB will pay CNPS, through
its attorneys Wittwer & Parkin, LLP, the sum of $4,960.00 for costs and attorneys fees associated with the
negotiation of this Agreement and the Addendum. This provision shali survive any termination of this
Agreement as provided herein.

6. As soon as practical {ollowing KBSB’s purchase of the property, KBSB shall allow
access to the spineflower and buffer area 1o California Native Plant Society, in its discretion, to remove
invasive species, collect seeds, mow and/or take other actions contemplated by the Revised
Management and Monitoring Plan. Prior to entry onto the site, every person shall execute a hold
harmless and indennification agreement.

7. GENERAL PROVISIONS,

7.1. Counterparts,  The parties may execute Hus Agreement in one or move comnterparts,
each of which shall be deemed an original and all counterparts taken together shall constitute the same
instrinnent. To facilitate execution of this Agreement, the parties may exchange executed counterparts of the
sighalre pages by facsimile or portable document format (pdf),

7.2.  Further Assurances. Each of the parties shall execute and deliver any other instramenis
and perform any acts, in addition to the matters herein speeified, as may be appropriate or necessary to carry ol
the agreements of the parties.

7.3.  Entire Agreement. This Agreement, fogether with all Exhibits hereto and documents
seferred o herein, if any, conslitute the entire agreement among the parties hereto with respect to the subject
matter hereof, and supersede all prior understandings or agreements.  The parties may only modify this
Agreement by a wriling signed by all partics.

7.4, Choice of Law. This Agreement and each related document is governed by, and shall
be construed in accordance with, the laws of the State of California.

7.5.  Legal Advice. Each party has received independent legal advice from its attorneys with
respect to the advisability of executing this Agreement and the meaning of the provisions hereof. 'The
provisions of this Agreement shall be construed as to the fair meaning and not for or against any party based
upon any attribution of that party as the sole source of the language in question,

7.6.  Time of the Essence. Time is of the essence as to all dates and times of performance,
whether contained herein or contained in any escrow instructions to he executed pursuant fo this Agreement, and
all escrow instructions shall contain a provision to this effect. '

7.7, Attorneys® Fees, H any parly hereto institutes an action or proceeding for a declaration
of the rights of the parties under this Agreement, for injunctive relief, for an alleged breach or default of, or any
other action arising out of, this Agreement, or the fransactions contemplated hereby, or if any party is in default
of its obligations pursuant thereto, whether or not suit is filed or prosecuted to final judgment, the non-defaulting
parly or prevailing party shall be entitled to its actual attorneys’ fees and to any court costs incurred, in addition
to any other damages or velief awarded.

7.8 Addendum, This Agreement is solely entered info to facilitate exceution of the
Addendum by the Partics in anticipation of acquisition of the Property by KBSB and approval of the
modifications to the Project by the City, and nothing herein alters, modifies, or shall be used to interpret the
terms of the Settlement Agreement or the Addendum.
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IN WITNESS WHEREOF, the parties have exccuted this Agreement as of the day and year first above

written.
CNPS:

California Native Plant Society
a California non-profit corporation

By:

Name:

Title:

KBSB:

KB HOME South Bay Inc.
a California corporation

oy f il

LA
Name: © Vetleo o egutle, .
Title: NN

By:
Naine:
Title:
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IN WITNESS WHEREOF, the parties have executed this Agreement as of the day and year first above

written,
CNPS: - KBSH:
California Native Plant Society: KB H?ME igumggﬁnc.
a California noy-profit corporation a Galifornia corpo

ﬁ;’l‘____, By:

Niwe: 7 AT AL Name:

Ao 4. Soohn. | Title

By, '
Name:
Title:
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ADDENDUM TO SETTLEMENT AGREEMENT
Ap el 7
This ADDENDUM TO SETTLEMENT AGREEMENT (“Addendum ™) dated as of March __ , 2010 is by and
among California Native Plant Soclety, a California non-profit corporation (“CNPS”), KB HOME South Bay
Ine., a California corporation (“KBSB™), and the City of Santa Cruz (“Clty”) KBSB, CNPS and the City may be
coliectively referred to as “parties” and individually as “party.”

RECITALS

A. CNPS is a party to that certain Settlement Agreement {the “Settlement Agreement™) among
CNPS; Thomas Rahe, Debra Rahe, Branciforte Cresk, LLC (colléctively “Branciforie”); and the Cily,
concerning, among other things: the City’s May 8, 2007 approval of the development of a 40 wnit residential
subdivision proposed by Branciforte Creek LLC (the “Project’); CNPS’s legal challenge to the Project; and the
resolution of issues among Branciforte and CNPS with respect to the Project.

B. KBSE has acquired the Project and the real properlyA on which the Project is proposed (the
“Property™), and desires to seek the approval of modifications to the Project, consistent with the site plan
attached hereto as Exhibit A and incorporated herein (the “Proposed Site Plan™),

C. CNPS, City and KBSB desire to enter this Addendum.

In consideration of the covenants set forth herein and other good and valuable consideration, the receipt
and sufficiency of which is acknowledged, the parties agreo as follows:

ADDENDUM

1. KBSB agrees to.be bound by the terms and conditions of the Settlement Agreement to the
extent the same apply to Branciforte, and CNPS agrees to recognize KBSB as the successor-in-interest to
Branciforte with respect to the Project. In other words, the parties intend that KBSB shall step into the shoes of
Branciforte under the Settlement Agreement, and be subject to all of the rights, obligations, burdens, covenants,
waivers and releases therein, as though KBSB had been an original party to the Settlement Agreement.  In this
respect, CNPS represents that as of the date of this Addendum, the Settlement Agreement is in full force and
effect and that CNPS is unaware of any defanlts or breaches of the Settlement Agreement by Branciforte, nor
aware of any unperformed obligations of Branciforte that, with the passage of time, could become a default or
breach of the Settiement Agreement.

2. CNPS agrees to and approves the alterations in the site plan as set forth in the Proposed Sie
Plan. All provisions of Seltlement Agreement not explicitly altered by this Addendum and its Exhibits will
remain in full force and effect.

fcontinued on following page]
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N WITNESS WHEREOE, the parties-have executed this Addendum as of the day and year first above

writien.
CNPS: KBSB; |
California Native Plant Society KB HOME South Bay Inc.
a California corporation

a California non-profit corporation

City:

City of Santa Cruz

By:
Neme: ___
Tite:

By:
Name:
Tithe:
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IN WITNESS WHEREQF, the parties have execuied this Addendum as of the day and year first above
wriiten,

CNPS: : KBSE:
California Native Plant Society KB HOME South Bay Inec.
a California non-profit corporation a California c_orporation
I
By: By: f,,!!m f) 77{\ %vfli__./
Name: Name:  3pdliew 71 spivilin
Title: Title: Ayp 2 4
By: -
Name: FAY %4
Title: S
City:
City of Santa Cruz
By:
Name:
Title:
By:
Name;
Title:
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Exhibit A
Proposed Site Plan
[Attached]
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Excerpts of the Minutes
of the Planning Commission
Meeting of April 19, 2007

1. S Isbel Dr. 04-270 APN 008-491-14, 15
Planned Development and Design Permit to reduce site area and lot standards, Road
Abandonment, Heritage Tree Removal and a Tentative Map for a 43-unit subdivision at
the intersection of Market and Isbel in the R-1-5 zone district. (Environmental
Determination: EIR) (Branciforte Creek LLC, c¢/o T. Rahe, Owner / Filed: 12/9/04) MF
Recommendation: That the Planning Commission recommend to the City Council
certification of the EIR and approval of the Planned Development, Design Permits,
Road Abandonment, Heritage Tree removal and Tentative Subdivision Map for a
40-unit subdivision (Alternative 5) at the intersection of Market and Isbel in the R-
1-5 zone district, based on the Findings listed below and the Conditions of Approval
listed in Exhibit A.

Alex Khoury introduced Associate Planner Mike Ferry, who gave the staff report.
Consultant Bill Wiseman, RBF Consulting, presented the EIR.

The Public Hearing was opened.

Charlie Eadie presented the application.

Sylvia Mullen
Vince Cheap
Peggy Waters
Robin Haas
Ron Whiting
Michael Toland
Ben Curry
Eden Smith

Ed Silveira
Gordon Lion
Linda Locatelli
Judy Tollner
Ann Stanislawsky

Charlie Eadie spoke in rebuttal
Patrick Boursier said he felt, as the biologist, a 30 foot buffer for the spineflower was adequate.

The Public Hearing was closed.

Commissioner Daly said he likes the proposal, thinks it’s well-designed, ecologically
responsible, and housing types are varied and impressive in their use of Green Building
principles. He said the affordable housing element is good as well. He also said he was pleased
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Excerpts of the Planning Commission
Meeting of April 19, 2007
Page 2 of 3

the traffic study indicated traffic wouldn’t be significantly impacted by this development, and
that he supports the proposal.

Commissioner Schultz said this parcel is unique in that it’s so close to downtown, and yet
encompasses elements of grassland, a riparian habitat, the spineflower, and undetermined
archaeological resources. He said it would be desirable to preserve this site for public use, but
realizes it’s not possible. He said he wanted feedback from the commissioners about how this
project reconciles itself with the new General Plan, since this site is not on a major traffic
corridor but is, instead, on a country road traditionally used as a short cut. He said he realizes this
project will benefit the community with more housing, and that may be reason enough to support
it, but he wanted the commissioners to think about how this fits in with the new General Plan
goals and objectives.

Commissioner Quartararo said development may help to preserve some of the unique features of
this site such as the riparian habitat, the hydrology, and the archaeological resources, but the
tradeoff is an increase in traffic and a major change in the setting. He said he doesn’t see this
project significantly affecting traffic in the area, although he does wish the city could use it as
open space. This project also helps to create a sense of urgency vis-a-vis the General Plan in that
perhaps this will spur the City to move to acquire some of these large sites that appear from time
to time; Frederick Street Park and its expansion comes to mind. He said every time we think
there’s no other parcel available in the City, another pops up, and the sense of urgency is to
create a tax base soon that will afford the City the opportunity to acquire some of these before it
really is too late.

Commissioner Warner said this is an incredible site, and that she’s aware this is the oldest and
most significant cultural area in the City. She said the work done on this regarding planning has
been remarkable, and she will go with the staff recommendation.

Commissioner Kasparowitz said that if this site was given as a textbook problem in the
classroom for a planning class, encompassing all of the details and unique features here, the
solution would match very closely the plan that’s before the Planning Commission now. The
applicant has done the job they were asked to do, and the plan reflects careful thought and
planning. He expressed regret the proposal didn’t contain plans for the executive sites as well,
especially since the lots are odd shapes. He said the Council would probably appreciate having
some representation of what those houses will look like. He said this piece of the plan is the one
that most concerns him, and he would like to have assurances that the people who buy these lots
will know what they’re buying into in terms of the management plan, but he agrees with the
botanist that there’s no real way to know what the proper buffer is for the spineflower, so he will
accept that the proposed buffer seems reasonable given the soil change it encompasses. He said
he’s also very glad to see the houses on Market Street actually front Market Street, and that this
is a nice part of the project. He said he’s glad the condos are in here as well.

Chairperson Foster said he appreciates the small size of these units, as well as the design. He

said he’s also concerned about the executive lots in that the commission doesn’t know what size
houses will be built there, and suggested it might be good to impose a square footage limitation

21.-115



Excerpts of the Planning Commission
Meeting of April 19, 2007
Page 3 of 3

on these proposed structures. He also indicated he’d like to see something in the area
management plan about the solitary bee habitat, and also wondered if the riparian area shouldn’t
be included, as well as a plan to manage the heritage trees.

Commissioner Schultz said he has three concerns: 1) If the spineflower goes extinct, what
happens to the open space? 2) He’d like to see deed restrictions on the two executive lots
immediately above the spineflower habitat to assure everything is done to accommodate it, and
3) He’d like to see very stringent monitoring of the archeological resources on this site, since
they will most probably uncover significant finds. He said he’s comfortable allowing staff to
address these concerns.

Staff responded that the Tentative Map shows the spineflower habitat as well as all of the
riparian areas as “Permanent Open Space” subject to a Habitat Management Plan. Staff also read
aloud Mitigation Measure 4.3-2c¢ that specifically requires lots 38, 39 & 44 above the
spineflower habitat to consult qualified hydrologists and engineers to design improvement that
direct surface and subsurface water away from the spineflower habitat.

Staff added a Condition to have the archeological monitor present during all of the site grading
and not limited to the known archeological site.

ACTION: Commissioner Schultz moved and Commissioner Quartararo seconded that
the Planning Commission recommend to the City Council CERTIFI-
CATION of the EIR and APPROVAL of the Planned Development, Design
Permits, Road Abandonment, Heritage Tree removal and Tentative
Subdivision Map for a 40-unit subdivision (Alternative 5) at the intersection
of Market and Isbel in the R-1-5 zone district, based on the Findings and the
revised Conditions of Approval.
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Excerpts of the Minutes
of the City Council
Meeting of May 8, 2007

Public Hearings

18.

5 Isbel Drive 04-270 - APN 008-491-14, 15 Planned Development to Modify Site
Area Standards and Lot Standards, Design Permit, Road Abandonment,
Heritage Tree Removal Permit and a Tentative Subdivision Map. (PL400)

Mayor Reilly opened the public hearing at 7:32 p.m.

Associate Planner M. Ferry, Bill Wiseman, consultant with RBF Consulting,
presented oral reports, and they, Assistant Director of Public Works

C. Schneiter, City Attorney J. Barisone, and Arborist James Allen responded to
Council’s questions.

APPLICANT SPEAKING FROM THE FLOOR IN SUPPORT OF THE PROJECT:

Charlie Eadie, Principal Associate with Hamilton Swift Land Use and
Development Consultants, Inc. Mr. Eadie also responded to Council’s
questions.

Patrick Boursier, Senior Plant Ecologist with H.T. Harvey & Associates,
responded to Council’s questions.

Matthew Thompson, architect with Thacher and Thompson Architects,
responded to Council’s questions.

Council recessed at 9:18 p.m. and reconvened at 9:26 p.m.

SPEAKING FROM THE FLOOR IN OPPOSITION TO THE PROJECT AND/OR
EXPRESSING CONCERNS:

Brett Hall, California Native Plant Society Local Chapter President

Peggy Water, California Native Plant Society Local Chapter Boardmember

Gary Cloud

Liz Pollock

Jim Strickland

Unidentified woman

Robin Haus

Marilyn Garrett

Eden Smith

Ken Slosberg

Tina Slosberg

Grey Hayes. Mr. Hayes also responded to Council’s questions.

Ann Stanislawsky

Dylan Newbauer, California Native Plant Society Local Chapter member

SPEAKING FROM THE FLOOR IN SUPPORT OF THE PROJECT AND/OR
EXPRESSING CONCERNS:

Ed Davidson

Ron Whiting. Mr. Whiting also responded to Council’s questions.
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Excerpts of the City Council
Meeting of May 8, 2007
Page 2 of 2

Public Hearings (continued)

18. 5 lsbel Drive 04-270 - APN 008-491-14, 15 (continued). (PL400)

Mayor Reilly closed the public hearing at 10:17 p.m.

Action:

Councilmember Rotkin moved, seconded by Mayor Reilly, to adopt
Resolution No. NS-27,525 certifying the Final Environmental Impact Report;
Resolution No. NS-27,526 adopting Findings of Fact and the Mitigation
Monitoring Program; and Resolution No. NS-27,527 approving a Planned
Development, Design Permit, Road Abandonment, Heritage Tree Removal
and Tentative Subdivision Map for a 40-unit subdivision (Alternative 5) at the
intersection of Market and Isbel in the R-1-5 zone district, with the following
direction: that staff ensure that there be fencing around the buffer area during
construction, and that when the split rail fence or other kind of fencing is built,
the riparian corridor be protected before construction begins on the site, and
that there be appropriate protection around the trees to be preserved prior to
construction; add a condition that makes it clear in the management plan that
the design will include a way to limit the human footprint 10’ out from the
buffer in relation to lots 34, 35 and 40; to include in the Covenants, Conditions
and Restrictions, that when a unit is rented out, it be rented through one
management company; to add to Condition 17 to read: “The final landscape
plan shall be reviewed and approved by the City arborist, with consideration
of extending the coastal oak on Market Street if at all possible”; that trees be
spaced appropriately for the mature size, that it is not crowded when they are
planted and not planted on ten or fifteen foot centers, and that the area they
are planted in allows for roots and trunk of a mature tree of that species; that
there not be allowed any sprinkler irrigation on the six units above the
spineflower area, and that the irrigation in the lower area be subject to
approval in the management plan; Condition 23 will read: “The Habitat
Management Plan shall be recorded with the Santa Cruz County Recorder for
all lots in this development. All future tree removal, landscaping, vegetation
maintenance including the care, clean-up and continued maintenance...”; add
a condition that speaks to the creek and riparian areas as separate issues;
that staff provide the Habitat Plan for public review prior to issuance of the
final permits; and Condition 47 will read: “The applicant shall create a
brochure for future homeowners concerning the cultural resources in this
area. The brochure should inform people of the significance of the area and
also indicate what should be done if they come across materials in or around
the properties. The brochure shall be developed in consultation with a
certified archaeologist and interested community groups. The brochure shall
be developed, reviewed and approved with no additional cost to the
applicant.” The motion carried unanimously.
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Michael Brandman Associates

October 11, 2010

Talli Robinson

KB Homes

6700 Koll Center Pkwy, #200
Pleasanton, CA 94566

Subject: Letter Report for Historic Building Evaluation of the Residence at 5 Isbel Drive, Santa Cruz,
California

Dear Ms. Robinson:

Following is a letter summary report for the evaluation of the building at 5 Isbel Drive in the City of Santa
Crugz, California. This report and the attached Department of Parks and Recreation form serve as
documentation for this project.

Initial Project Objectives and Sources Consulted

The initial email communication with KB Homes explained that City of Santa Cruz staff determined that the
subject building was over 100 years of age. City staff requested that KB Homes complete a historic
evaluation of the structure to determine if it is historically significant. The building is proposed for
demolition. KB Homes contacted Michael Brandman Associates to conduct the historic evaluation.

Several local history resources were consulted to establish a basis for evaluation for the property. These
included John Chase’s Sidewalk Companion to Santa Cruz Architecture, Leon Rowland’s Santa Cruz, The
Early Years, Margaret Koch’s Santa Cruz County: Parade of the Past, Donald Thomas Clark’s Santa Cruz
County Place Names and the City of Santa Cruz’s Historic Context Statement. Additionally, the City of
Santa Cruz’s Historic Building Survey and Historic Building Survey Update and the California State Office of
Historic Preservation Historic Properties database were consulted to determine if the building had been
previously evaluated. These sources indicated that the structure has not been previously evaluated.

Several map sources were consulted as well. Historic Sanborn Fire Insurance maps dating back to 1907
were consulted, however the subject structure lies just outside of the maps’ area. The structure does
appear on USGS Santa Cruz Topographic Maps from 1954 and 1968. Both the topographic maps, as well
as the Sanborns (though they do not include the structure itself), indicate that the area around the
structure was a mostly rural area just outside the city’s more densely populated areas through the 1960s.

In addition to the historic research, a site visit was conducted on September 28, 2010 to record and
evaluate the structure’s significance and integrity.

Results of Historic/Chain of Ownership Research

Following is a summary of the results of research and title searches conducted at the County of Santa Cruz
Assessor’s Office and Recorders Office on September 28 and October 5, 2010.

o Leland Zeidler owned the property at 5 Isbel Drive before selling to a corporation in 2002.
Mr. Zeidler purchased the property from William and Arlen Sharp in 1988.

. The Sharps were the trustees for Doris S. Lorenz and took ownership as trustees in 1985.
Frank D. and Doris S. Lorenz took joint ownership in 1955.

ENVIRONMENTAL SERVICES ® PLANNING & NATURAL RESOURCES MANAGEMENT

www.brandman.com
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Talli Robinson
October 11, 2010

Page 2

Before Frank and Doris Lorenz, the property was owned by Annie G. Lorenz. Frank may have been
her son, since he appears on other documents at the executor of her estate. The document that
conveys this property from Annie (or her estate) to Frank was not found, but it is reasonable to
assume that she died sometime between 1950 and 1952. She appears in the 1950 Polk's city
directory as living at the "end of Market" in Santa Cruz and Frank appears as executor of her estate
on documents dated in 1952. She also appears in the 1930 Santa Cruz city directory on Market.
She and Frank were both living there in 1941 according to that year's City directory. The
directories do not list occupations for either Frank or Annie.

J.P. Parker and his wife Minnie B. Parker conveyed the property to Annie G. Lorenz in 1920. J.P.
Parker is listed in the 1925 City directory as a dentist living on Laurel Street in Santa Cruz. There
was no documentation as to when the property was conveyed to the Parkers but the deed
conveying the property to Annie Lorenz lists the following information about the land: "the western
part of a tract purchased by Phillips from F.A. Hihn and Boole . . . being the same land conveyed by
Archibald McKenzie to William S. Chapman by deed February 25, 1871".

F.A. Hihn was a locally significant person, but he owned land throughout the county and there's no
indication he ever lived at or near 5 Isbel Drive. Hihn’s residence was the on the site of today's city
hall and his offices were mostly located downtown (Chase, 52).

The land was originally part of the Rancho Carbonero, granted to English sailor William Buckle (also
Bocle) in 1837 (Rowland, 42). Buckle and his brother Samuel were among the first "foreigners" to
settle in Santa Cruz. For unknown reasons, they both changed their name to Thompson in the
1840s. William lived with his family on what is now the Pasatiempo Golf Course and Samuel
remained a bachelor who died near Glenwood in 1872 (Rowland, 108). Annie Lorenz and J.P.
Parker may have been relations of William Buckle, additional research would need to be conducted
to confirm this. Annie Lorenz appears in county records with a Rolla Thompson as the
administrator of the estate of a Decater W. Thompson, and Rancho Carbonero estate was
conveyed to J.P. Parker in 1916. This possibly indicates that these people were related and
descendants of William Buckle (aka Thompson). Minnie and J.P. Parker both appear many times in
the county recorder's books, as does Annie Lorenz and other members of the Lorenz family.

The land was within the original boundaries of the Villa de Branciforte (Villa), a Spanish civilian
settlement established in 1797. Most structures associated with the Villa were built on the bluffs
above the Branciforte Creek and San Lorenzo River until the American period in the 1840s and
1850s when a small number of structures were built on the flats. The greatest concentration of
structures was along Branciforte Avenue with the town center at the corner of present-day
Branciforte Avenue and Water Street. Since the house on the subject property is dated to ca.
1900, it postdates the existence of the Villa, but the land that the house sits on may have been
used by the Villa residents for farming or ranching. Phil Reader reports that Villa settler Jose Maria
Perez had his grazing lands on the flats of Ocean, May, and Market Streets, which is in the vicinity
of the subject property.

References:

Koch, Margaret. "The Villa Was Lively," Santa Cruz Sentinel, 1975, republished by the Villa de Branciforte
Preservation Society, http://villadebranciforte.org/history.htm. Accessed October 5, 2010.

McMahon, Daniel. "History of Floods on the San Lorenzo River in the City of Santa Cruz," Santa Cruz Public
Libraries Local History Articles, 1997. http://www.santacruzpl.org/history/articles/289/. Accessed October 5,

2010.

Reader, Phil. "A History of the Villa de Branciforte," Mid-County Post, June 27, 2006.
http://www.mcpost.com/article.php?id=266. Accessed October 5, 2010.

Reader, Phil. "Timeline for the Establishment of the Villa de Branciforte," Santa Cruz Public Libraries Local History
Articles, 1996. http://www.santacruzpl.org/history/articles/250/. Accessed October 5, 2010.
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Site Visit Results

The property is located in the vegetated area at the end of a driveway that begins at the intersection of
Branciforte Drive and Isbel Drive. It is not visible from either of these streets. The house is located on the
hillside near Branciforte Creek. The resource is a one and two story, T-shaped, Folk Vernacular, single-
family house. The house has a one-story wing with a side-gabled, low-pitched roof. The two-story portion
of the house is attached to the one-story portion’s north side. The two-story part of the house also has a
side-gabled, low-pitched roof. Both the east and west sides of the two story portion of the house have one
square, wood-framed window symmetrically placed in the center of the wall on each story. On both sides
of the gabled portion of the two-story part of the house, there are two of these square, wood-framed
windows flanking a smaller window. One of these windows is a six-paned, single sash window indicating
that the rest of the windows may have been similar. On the first story, there are two square windows in the
two-story portion of the house and one square window on the gabled end of the single-story portion of the
house. The front of the single-story portion of the house has four square windows with three of these
windows on the north side of the door and one window on the south side of the door. The back of the
house has four more square windows and a door that leads to a wooden deck. The deck appears to be a
modern addition. The house has board-and-batten wooden siding. Simple, horizontal boards serve as
friezes on the gabled ends of the house at the base of the gable. The two-story portion of the house has
two of these friezes, one at the base of the gable and the second separating the first and second stories.
The house also has a short door at its northwest side that may lead to a basement or cellar. The house
also appears to have some modern elements including a composition roof, metal gutters, and the modern
deck. Overall, the house is in poor condition. Most of the windows are boarded up, and most of the ones
that are not are missing their glass and/or glazing. The roof appears to be deteriorating. The area overall
is overgrown and strewn with debris.

Evaluation

There is no federal nexus for this project and therefore no need evaluate the build under Section 106 of
the National Historic Preservation Act, therefore, the property was evaluated under the California Register
of Historical Resources (California Register). Evaluating the resource under California Register Criterion 1
for its potential significance as part of a historic trend that may have made a significant contribution to the
broad patterns of our history, the property does not appear to be associated with any events that have
contributed to the broad pattern of local or regional development, or with any of the significant themes or
contexts identified in the Historic Context Statement for the City of Santa Cruz.t Therefore, the property
does not appear to qualify for the California Register under Criterion 1. The property is located in east
Santa Cruz, part of the the former Villa de Branciforte. This area developed initially between 1900 and
1910 with the arrival of streetcars that connected the area with downtown and the beach area.2 Though
this house was constructed at this time, it is not representative of this development. The house is located
more than a half-mile away from the closest streetcar lines (on Water Street and Morrissey Boulevard) and
its location and design do not share characteristics with the houses built in response to the coming of the
streetcar. Unlike the houses built on the hill nearer the streetcar lines, this house is isolated and built in a
Folk Vernacular style more typical of rural residences. Indeed, even as late at 1968, topographic maps
show that this house fell outside of the city’s densely developed area.3 The house is also located near
what was once Isbel Grove, a popular picnic area from the 1860s through the turn of the century.# The
area around the house still retains some of the feeling of the picnic area whose trees, rolling hills and
creek attracted picnickers, however there is no evidence to suggest that the house itself was associated
with the picnic grounds. Additionally, the picnic area was located outside of the areas that contributed to

1. Lehmann, Susan. Historic Context Statement for the City of Santa Cruz. Prepared for the City of Santa Cruz Planning and
Community Development Department, Oct. 20, 2000.

2. Lehmann, 21.

3. United States Geological Survey. 1968 Santa Cruz 5x11 Minute Topographic Quadrangle. Washington D.C.: USGS, 1968.
4 . Clark, Donald Thomas. Santa Cruz County Place Names. Santa Cruz: Santa Cruz County Historical Society, 1986, 165.
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the development of tourism in Santa Cruz. No other evidence that associates this house with the broad
patterns of history were located, thus, this building appears to be ineligible for the California Register
under Criterion 1.

This property also is not associated with any persons significant in our past, therefore it does not appear to
be eligible for the California Register under Criterion 2. No evidence was found that associated this house
with a person important to local, state, or national history. Isbel Drive and Isbel Grove were nhamed for Dr.
and Mrs. James Chauncey Isbel who settled in Santa Cruz in 1850. Dr. Isbel served under General
Fremont while Mrs. Isbel is credited with starting one of the first American schools in California. Though
the Isbels owned the property around the present structure, their sale of the property and subsequent
departure pre-dates the house’s construction.>

The building was evaluated under Criterion 3 for embodying the distinctive characteristics of a type, period,
or method of construction, or representing the work of a master, possessing high artistic values, or
representing a significant and distinguishable entity whose components lack individual distinction. The
house does embody some of the characteristics typical of contemporary rural houses, but does not retain
sufficient integrity to be considered eligible for the California Register under Criterion 3. The house’s
simple design, rough, board and batten wooden siding, unadorned fagade, and square windows are
characteristic of rural houses, barns, and outbuildings constructed in the early 1900s. However, the
alteration of the house’s features including the roof and gutters, and the removal of most of the window
glazing have made the house no longer fully representative of the Folk Vernacular style. The roof is now a
modern composition roof while the gutters have been replaced with modern metal gutters. The addition of
a deck at the rear of the building also detracts from its historic feeling. Overall, the building does not
retain sufficient integrity to convey an association with its historic style and construction method. There
are also better examples of this style of structure that are still extant, such as the Cowell Ranch structures
located on the University of California, Santa Cruz campus. Thus, this residence does not appear to be
eligible for the California Register under Criterion 3.

The building was considered for Criterion 4 for the potential to yield or likelihood to yield information to
prehistory or history. In order for buildings, structures, and objects to be eligible for this criterion, they
would need to "be, or must have been, the principal source of important information." This is not the case
with this building. Therefore, it does not appear to qualify for the CRHR under Criterion 4.

Additionally, the house does not appear in John Chase’s Sidewalk Companion to Santa Cruz Architecture or
in the City of Santa Cruz’s Historic Building Survey or Survey Update.®

Conclusion

The research and site visit conducted for this project revealed that the property is not eligible for the
California Register of Historic Resources, nor is the property a historic resource for CEQA purposes. The
property could not be linked with any event or person significant in local, regional, state or national history.
Additionally, though the property does have some of the features characteristic of a vernacular rural
building, it is not a particularly unique or outstanding example of this type of property. Also, deterioration
and modern additions and alterations to the building have led to a loss of integrity that further renders the
building insignificant under any criterion.

5. Clark, 168.
6. Chase, John. The Sidewalk Companion to Santa Cruz Architecture, 37 Edition. Santa Cruz: The Museum of Art and History,
2005.
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If I can be of further assistance, please don’t hesitate to contact me.

Ve 0. 100

Carrie D. Wills, MA, RPA
Senior Project Archaeologist
Michael Brandman Associates
2633 Camino Ramon, Suite 460
San Ramon, CA 94583

Phone 925.830.2733

Enc: DPR Forms

PN2385.0048
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*P2. Location: O Not for Publication [X] Unrestricted *a. County: Santa Cruz
and (P2b and P2c or P2d. Attach a Location Map as necessary.)
*b. USGS 7.5’ Quad: Santa Cruz Date: 1947 photorevised 1983; MD. B.M

c. Address: 5Isbel Drive City: Santa Cruz Zip: 95060
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e. Other Locational Data: (e.g., parcel #, directions to resource, elevation, etc., as appropriate) Elevation: APN 008-491-14

*P3a. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries)
The resource is a one and two story, T-shaped, Folk Vernacular, single-family house. The house has a one-story wing with a side-
gabled, low pitched roof. The two-story portion of the house is attached to the one-story portion’s north side. The two-story part of
the house also has a side-gabled, low pitched roof. Both the east and west sides of the two story portion of the house have one
square, wood-framed window symmetrically placed in the center of the wall on each story. On both sides of the gabled portion of
the two-story part of the house, there are two of these square, wood-framed windows flanking a smaller window. One of these
windows is a six-paned, single sash window indicating that the rest of the windows may have been similar. On the first story,
there are two square windows in the two story portion of the house and one square window on the gabled end of the single-story
portion of the house. The front of the single-story portion of the house has four square windows with three of these windows on
the north side of the door and one window on the south side of the door. The back of the house has four more square windows
and a door that leads to a wooden deck. The deck appears to be a modern addition. The house has board-and-batten wooden
siding. Simple, horizontal boards serve as friezes on the gabled ends of the house at the base of the gable. The two-story portion of
the house has two of these friezes, one at the base of the gable and the second separating the first and second stories. The house
also has a short door at its northwest side that may lead to a basement or cellar. The house also appears to have some modern
elements including a composition roof, metal gutters, and the modern deck. Overall, the house is in poor condition. Most of the
windows are boarded up, and most of the ones that are not are missing their glass and/or glazing. The roof appears to be
deteriorating. The area overall is overgrown and strewn with debris.

*P3b. Resource Attributes: (List attributes and codes) HP02 - Single Family Residence

*P4. Resources Present: XBuilding OStructure COObject OSite [District [IElement of District [Other (Isolates, etc.)
P5b. Description of Photo: (View,
date, accession #)

View of front of house looking
northwest, 9/28/10

PSa. Photo or Drawing (Photo required for buildings, structures, and objects.)

*P6. Date Constructed/Age and
Sources: [X]Historic

OPrehistoric OBoth

¢.1900

*P7. Owner and Address:
KB Homes

*P8. Recorded by: (Name,
affiliation, and address)
Erin McMurry, M.A.
Michael Brandman Associates
2633 Camino Ramon, Suite 460
San Ramon, CA 94583
*P9. Date Recorded: 9/28/10
*P10. Survey Type: (Describe)
Intensive
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*P11. Report Citation: Letter Report for Historic Building Evaluation of the Residence at 5 Isbel Drive, Santa Cruz, California,
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State of California— The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI#
BUILDING, STRUCTURE, AND OBJECT RECORD

Page 2 of 3 *NRHP Status Code

*Resource Name or # (Assigned by recorder) 5 Isbel Drive

B1. Historic Name: N/ A
B2. Common Name: N/A
B3. Original Use: Residence B4. Present Use: Vacant
*B5. Architectural Style: Folk Vernacular
*B6. Construction History: (Construction date, alterations, and date of alterations)
Originally constructed in the early 1900s, composition roof, metal gutters, and deck added at later dates.

*B7. Moved? L[INo OYes [XUnknown Date: Original Location:
*B8. Related Features: None

B9a. Architect: Unknown b. Builder: Unknown
*B10. Significance: Theme: Area:

Period of Significance: Property Type: Applicable Criteria:

(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope. Also address integrity.)
There is no federal nexus for this project and therefore no need evaluate the build under Section 106 of the National Historic
Preservation Act, therefore, the property was assessed under the California Register of Historical Resources (California Register).

The property was assessed under California Register Criterion 1 for its potential significance as part of a historic trend that may
have made a significant contribution to the broad patterns of our history. This property does not appear to be associated with any
events that have contributed to the broad pattern of local or regional development, or with any of the significant themes or
contexts identified in the Historic Context Statement for the City of Santa Cruz.! Therefore the property does not appear to qualify
for the California Register under Criterion 1. The property is located in east Santa Cruz, part of the former Villa de Branciforte.
This area developed initially between 1900 and 1910 with the arrival of streetcars that connected the area with downtown and the
beach area.2 Though this house was constructed at this time, it is not representative of this development. The house is located
more than a half-mile away from the closest streetcar lines (on Water Street and Morrissey Boulevard) and its location and design
do not share characteristics with the houses built in response to the coming of the streetcar. Unlike the houses built on the hill
nearer the streetcar lines, this house is isolated and built in a Folk Vernacular style more typical of rural residences. Indeed, even
as late at 1968, topographic maps show that this house fell outside of the city’s densely developed area.? The house is also located
near what was once Isbel Grove, a popular picnic area from the 1860s through the turn of the century.# The area around the house
still retains some of the feeling of the picnic area whose trees, rolling hills and creek attracted picnickers, however there is no
evidence to suggest that the house itself was associated with the picnic grounds. Additionally, the picnic area was located outside
of the areas that contributed to the development of tourism in Santa Cruz. No other evidence that associates this house with the
broad patterns of history were located, thus, this building appears to be ineligible for the California Register under Criterion 1.

This property also is not associated with any persons significant in our past, therefore it does not appear to be eligible for the
California Register under Criterion 2. No evidence was found that associated this house with a person important to local, state or
national history. Isbel Drive and Isbel Grove were named for Dr. and Mrs. James Chauncey Isbel who settled in Santa Cruz in
1850. Dr. Isbel served under General Fremont while Mrs. Isbel is credited with starting one of the first American schools in
California. Though the Isbels owned the property around the present structure, their sale of the property and subsequent
departure pre-dates the house’s construction.’

The building was evaluated under Criterion 3 for embodying the distinctive characteristics of a type, period, or method of
construction, or representing the work of a master, possessing high artistic values, or representing a significant and
distinguishable entity whose components lack individual distinction. The house does embody some of the characteristics typical of
contemporary rural houses, but does not retain sufficient integrity to be considered eligible for the California Register under
Criterion 3. The house’s simple design, rough, board and batten wooden siding, unadorned fagade, and square windows are
characteristic of rural houses, barns, and outbuildings constructed in the early 1900s. However, the alteration of the house’s
features including the roof and gutters, and the removal of most of the window glazing have made the house no longer fully
representative of this particular style. The roof is now a modern composition roof while the gutters have been replaced with
modern metal gutters. The addition of a deck at the rear of the building also detracts from its historic feeling. Overall, the building
does not retain sufficient integrity to convey an
(This space reserved for official comments.) association with its historic style abnd construction
method. There are also better examples of this style of
structure that are still extant, such as the Cowell Ranch
structures located on the University of California, Santa
Cruz campus. Thus, this residence does not appear to
be eligible for the California Register under Criterion
3.

DPR 523B (1/95) *Required information
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Page 2 of 3 Resource Name or #* (Assigned by recorder)
The building was considered for Criterion 4 for the potential to yield or likelihood to yield information to prehistory or history. In
order for buildings, structures, and objects to be eligible for this criterion, they would need to "be, or must have been, the principal
source of important information." This is not the case with this building. Therefore, it does not appear to qualify for the CRHR
under Criterion 4.

Additionally, the house does not appear in John Chase’s Sidewalk Companion to Santa Cruz Architecture or in the City of Santa
Cruz’s Historic Building Survey or Survey Update.

Thus, the resource is not eligible for the California Register under any criterion and is not a historical resource for purposes of
CEQA.

B11. Additional Resource Attributes: (List attributes and codes)

*B12. References:
1. Lehmann, Susan. Historic Context Statement for the City of Santa Cruz. Prepared for the City of Santa Cruz Planning and
Community Development Department, Oct. 20, 2000.
2. Lehmann, 21.
3. United States Geological Survey. 1968 Santa Cruz 5x11 Minute Topographic Quadrangle. Washington D.C.: USGS, 1968.
4. Clark, Donald Thomas. Santa Cruz County Place Names. Santa Cruz: Santa Cruz County Historical Society, 1986, 165.
5. Clark, 166.
Additional References:
Chase, John. The Sidewalk Companion to Santa Cruz Architecture, 3 Edition. Santa Cruz: The Museum of Art and History, 2005.
City of Santa Cruz, Department of Planning and Community Development. Santa Cruz Historic Building Survey, Vol. II, Santa Cruz:
City of Santa Cruz, May 1989.
Koch, Margaret. Santa Cruz County: Parade of the Past. Santa Cruz: Valley Publishers, 1973.
Charles Hall Page and Associates. Santa Cruz Historic Building Survey. City of Santa Cruz, 1976.
Rowland, Leon. Santa Cruz: The Early Years. Santa Cruz: Paper Vision Press, 1980.
Santa Cruz County Assessor’s Database. “Parcel Information.” http://sccounty01.co.santa-cruz.us/ASR.

B13. Remarks:

*B14. Evaluators: Erin McMurry, M.A. and Carrie D. Wills, M.A., RPA
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January 17, 2011

Talli Robinson

KB Home

6700 Koll Center Parkway, Suite 200
Pleasanton CA 94566

Subject: City of Santa Cruz response letter
Branciforte site, Santa Cruz

Dear Talli:

KB Homes is planning to develop the subject property in Santa Cruz. HortScience, Inc. prepared
a Revised Arborist Report addendum letter (dated January 17, 2011). The City asked that KB
Homes have the Project Arborist clarify the changes made to the Arborist Report addendum
letter, the status of Heritage trees, and review impacts to specific trees in an effort to see if they
can be preserved. This letter responds to that request.

The following changes were made to the July 2010 Arborist Report addendum letter and are
reflected in the January 17, 2011 Revised Arborist Report addendum letter:

o Trees #42, 81 and 82 were mistakenly omitted from the July 2010 Table 3 (trees to be
removed). They were reflected in the totals described in the body of the report but not in
Table 3.

e The improvements adjacent to trees #14 and 161 were adjusted to provide sufficient
room for their preservation.

o Five (5) dead trees, including #122, 123, 132, 133 and 143 are now recommended for
preservation as they are outside the development area and will not be at risk of damaging
people or property should they fail.

o Four (4) trees in poor condition, including #75 and 173-175, have been recommended for
preservation.

e The trench for the storm water detention basin could not be routed around tree #224 and
it is recommended for removal.

e The July 2010 Arborist Report addendum letter identified 130 trees for removal, 89 due
to construction impacts and 41 due to poor health and structure. The January 17, 2011
Revised Arborist Report addendum letter identifies 123 trees for removal, 115 due to
construction impacts. This change reflects the City requesting clarification of if the trees
were being recommended for removal due solely to poor condition or construction related
impacts.

The following describes impacts to trees from the current development plan, with a focus on
Heritage trees:

o Atotal of 238 trees were surveyed, including 12 dead trees and six (6) trees that were

removed between 2004 and 2010 (#52, 65, 102, 103, 108 and 148).

A total of 118 Heritage trees were surveyed.

One hundred and twenty-three (123) trees have been identified for removal and 109 can
be preserved. The six (6) removed trees are not included in these totals.

o Forty-eight (48) Heritage trees are recommended for removal, including 17 that were in
poor condition, two (2) that were dead, and four (4) that are considered invasive (all trees
of heaven).

e Seventy (70) Heritage trees can be preserved, including 45 with diameters of 18” or
larger.

HortScience, Inc. | 1250 Rheem Dr., Suite A | Pleasanton,C,
phone 925.484.0211 | fax 925.484.5096 21437
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As part of the preparation of our January 17 Revised Arborist Report addendum letter, | worked
closely with George Duran of Ruggeri~Jensen~Azar, the project engineer. Together, we
reviewed impacts to the following specific trees the City requested be preserved.

The sidewalk adjacent to tree #14 was re-aligned to provide 5’ from the trunk of the tree
and it is recommended for preservation.

Tree #20 was approximately 2’ behind the sidewalk in an area where the sidewalk
location could not be adjusted.

Tree #21 would be located within the sidewalk in an area where the sidewalk location
could not be adjusted.

Tree #44, a 24” coast live oak would be located approximately 8’ from the Lot 28 building
pad and 6’ to 7’ from retaining walls. To preserve this tree would require moving the Lot
28 pad north. This would require the removal of tree #54, a 42" and 38” diameter coast
redwood we worked hard to preserve in the front yard of Lot 28.

Tree #92, a 30” coast live oak would be located approximately 4' from 2' cut for the Lot 31
building pad, and 4' from a swale. Preservation of tree #92 would require moving the Lot
31 pad 11’ minimum and significantly pruning the canopy. Due to the location and
configuration of the lot there is not sufficient space to move the pad and still have a
functional yard.

The road adjacent to tree #161 was re-aligned to provide 5’ from the trunk of the tree and
it is recommended for preservation.

If you have any questions regarding my observations or recommendations, please contact me.

Tl

John Leffingwell
Board Certified Master Arborist #/WVE-3966B
Registered Consulting Arborist #442
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January 17, 2011

Talli Robinson

KB Home

6700 Koll Center Parkway, Suite 200
Pleasanton CA 94566

Subject: Revised Arborist Report addendum
Branciforte site, Santa Cruz

Dear Talli:

KB Home is planning to develop the subject property in Santa Cruz. HortScience, Inc. was
asked to prepare an addendum to the Construction Impact Assessment report prepared
for the project by James P. Allen and Associates (dated November, 2004). This letter
responds to that request.

Description of Trees

We visited the site on June 16, 2010. A total of 238 trees with diameters of 6” or greater
were surveyed. Descriptions of individual trees are provided in the Tree Survey Forms, and
locations are shown on the Tree Survey Map (see attachments).

Following is a brief comparison between the November 2004 survey and the current survey.

e Currently, 238 trees were surveyed, as compared to 228 trees surveyed as part of
the 2004 survey. This represents the addition of 10 trees which had grown to a size
of 6” or greater.

e In 2004, four (4) of the surveyed trees were considered to be in good condition, 79 in
fair, and 139 in poor. Currently, 50 trees were in good condition, 109 fair and 61
poor.

o In 2004, six (6) dead trees were surveyed (#30, 58, 123, 132, 143 and 194).
Currently, a total of 12 dead trees were surveyed (#30, 58, 91, 122, 123, 132, 133,
143, 194, 195, 212 and 215).

e Six (6) of the trees surveyed in 2004 had been removed (52, 65, 102, 103, 108 and
148).

The variability in condition between the 2004 survey and the current survey may reflect
changes in tree health, differences in the rating systems or differences in the surveyor’'s
experience with the species.

For instance, in addition to rating the health and structural condition of each tree, we rated
the suitability for preservation as "good”, “moderate” or “poor”. Suitability for preservation
considers the health, age and structural condition of the tree, and its potential to remain an
asset to the site for years to come. Twenty-one (21) of the trees were of good suitability for
preservation, 81 moderate and 130 poor, which is more reflective of the 2004 survey and
may reflect differences in the rating systems. Suitability ratings for individual trees are
provided in the Tree Survey Forms.

HortScience, Inc. | 1250 Rheem Dr., Suite A | Pleasanton, CA 94588
phone 925.484.0211 | fax 925.484.5096 21.-129
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Evaluation of Impacts

The Tree Survey Form was the reference point for tree health and condition. | referred to the
Preliminary Grading Plan, prepared by RJA (dated June 18, 2010) to assess the impacts to trees
from the proposed changes. The plan included accurate trunk locations and canopy outlines.

The plan proposes to construct 32 single-family residences across the site. Two new roads
would be installed, connecting the residents to Isbel Dr. at the north end of the site. A sidewalk
would be constructed along Isbel Dr. and Market Street, where none currently exists. A large
portion of the site, Parcel D, would be preserved and protected as spine flower habitat.

Potential impacts from grading and drainage were estimated for each tree. The most significant
impacts to trees would be from grading for the roads, driveways, houses and installation of the
sidewalks. Based on the current design, 123 trees would require removal (Table 1, following
page). Included among the trees identified for removal were 48 Heritage trees, 43 that were in
poor health, seven (7) of the dead trees, and 13 invasive (all trees of heaven). The six (6) trees
that were removed between 2004 and 2010 (#52, 65, 102, 103, 108 and 148) are not included in
any of these totals.

One-hundred and nine (109) trees can be preserved under the current design, including 70
Heritage trees. Several trees are being recommended for preservation in close proximity to
improvements, requiring specific design approaches, such as pre-construction root pruning,
placement of roads, driveways and building pads on native, uncompacted grade, and pier based
retaining walls. All of the trees are expected to tolerate the impacts, but some may show signs of
decline, such as twig and branch dieback, as a result of the adjacent changes. Table 2 (page 6)
provides a list of trees where special design approaches are recommended to minimize root loss.
Preservation is predicated on establishing a Tree Protection Zone and other recommendations
listed in the Tree Preservation Guidelines (page 7).

In addition, where dead trees or trees in poor condition are outside of the development area or
will not be at risk of damaging people or property should they fail, they were recommended for
preservation.

Twenty-one (21) of the trees recommended for preservation have been identified for pruning
based on their proximity to proposed improvements (Table 3, page 7). Pruning guidelines are
provided in the Tree Preservation Guidelines (page 7). Tree #159 should have the ivy removed
from the trunk. Tree #178, an over-mature Monterey cypress with a thinning canopy, has been
recommended for monitoring to watch for changes in its health and structure. Tree #202 was
recommended for cabling to minimize the failure potential associated with its narrow attachment.

A comparison of the tree impacts from the previously approved tentative map and the current
proposed plan reveals the following facts:
= The 2004 tentative map impacted 100 trees, requiring their removal. Eighty-nine (89) of
these were from unavoidable construction impacts and 11 due to poor health and
structure.

= The current plan impacts 123 trees, 115 of which would be impacted by construction.
Forty-three (43) of these were of poor health and structure and seven (7) were dead.

= The 2004 tentative map impacted 26 Heritage trees.

= The current plan impacts 48 Heritage trees, 17 of which were in poor health and condition
and two were dead.

= In my professional opinion, KB and RJA have worked diligently to minimize impacts to
trees and preserve as many trees as possible within constraints of the site.
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Mitigation Requirements

Per the City of Santa Cruz Tree Ordinance, mitigation is required for the approved removal of all
Heritage trees. For each Heritage tree approved for removal, the applicant shall plant three (3)
15-gallon replacement trees, one (1) 24” box tree, or pay an in-lieu fee for each 15-gallon
replacement tree.

In the case of the Branciforte project, 19 of the Heritage trees recommended for removal were
dead or in poor health and condition. In general, we do not recommend mitigation for trees that
are dead or in poor condition, as these trees are not seen as contributing significantly,
aesthetically or environmentally, to the site. Based on the current City of Santa Cruz standard
mitigation measure, the Branciforte project would be required to plant 144 15-gallon replacement
trees, as mitigation for the removal of 48 Heritage trees. If the removal of the 19 Heritage trees
that were dead or in poor condition was not mitigated, the project would be required to plant 87
15-gallon replacement trees, as mitigation for the removal of 29 Heritage trees in fair to good
condition.

Table 1: Trees recommended for removal
Branciforte site, Santa Cruz

Tree No. Species Trunk Diameter Heritage? Impacts
(in.)
11 Incense cedar 13 No Within sidewalk
20 Coast live oak 8 No 2' from sidewalk
21 Coast live oak 17 Yes Within sidewalk
22 Bailey acacia 15,12,9 Yes Within sidewalk
24 Coast live oak 13 No Within slope grading
25 Coast live oak 12 No Within slope grading
26 Coast live oak 12 No Within drive
27 Coast live oak 19,17 Yes Within drive
30 Monterey pine 30 Yes 6' from road
31 Coast live oak 8 No Within bldg footprint
32 Coast live oak 15,12 Yes Within bldg footprint
33 Coast live oak 12 No Impacted by Lots 26 and 27
34 Coast live oak 9,7 No Within bldg footprint
35 Coast live oak 9 No Within bldg footprint
36 Madrone 13 No Within bldg footprint
37 Coast live oak 8 No Within Lot 27
38 Coast live oak 12,10 No Within bldg footprint
39 Coast live oak 14,11 Yes Within bldg footprint
40 Coast live oak 11 No Within Lot 26
41 Coast live oak 14 Yes Within swale
42 Coast live oak multi No Impacted by bldg footprint
43 Coast live oak 14 Yes Within swale
44 Coast live oak 24 Yes Impacted by Lot 28 pad and
retaining walls
45 Coast live oak 14,11 Yes 4' from bldg footprint
48 Coast live oak 12 No Within road
51 Bailey acacia 20 Yes Within sidewalk
53 Coast redwood 20,18 Yes Within bldg footprint
55 Coast live oak 18 Yes Within slope grading
56 Coast redwood 27 Yes Within road
57 Coast redwood 22 Yes Impacted by road
58 Coast redwood 14 Yes Within drive
62 Coast redwood 19,15,8 Yes Within road
63 Coast redwood 10 No Within road

(Continued on next page)
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Table 1: Trees recommended for removal, cont.

Branciforte site, Santa Cruz

Tree No. Species Trunk Diameter Protected? Impacts
(in.)
64 Coast redwood 16,10,9 Yes Within road
67 Coast live oak 14 Yes Within road
69 Coast live oak 10 No Within road
70 Coast live oak 10,10,9 No Within road
71 Coast live oak 12 No Within road
73 Coast live oak 18 Yes Within road
78 Coast live oak 12 No Within road
79 Coast live oak 9 No 6' from road, 4' from Lot 30
bldg.
81 Coast live oak 15 Yes Impacted by road
82 Coast live oak 12 No Impacted by road
83 Coast live oak 10 No Impacted by retaining wall
84 Coast live oak 13,12,7 No 5' from bldng. footprint
85 Coast live oak Group No Within Lot 30
86 Coast live oak 11,5 No Impacted by bldng. footprint
87 Coast live oak 10 No 5' from bldng. footprint
88 Coast live oak 12 No 2' from swale & bldng. footprint
89 Coast live oak 11 No 4' from bldng. footprint
90 Coast live oak 13 No Within bldg footprint
9 Coast live oak 7 No Within Lot 31
92 Coast live oak 30 Yes 4' from 2' cut for bldg footprint,
4' from swale
93 Coast live oak 19 Yes Within bldg footprint
94 Coast live oak 15,13 Yes 2' from bldng. footprint
95 California bay Group No Within Lot 32
96 California bay Group No Within Lot 32
97 California bay Group No 2' from bldng. footprint
98 Giant sequoia 44 Yes Impacted by Lot 32
99 Coast live oak 12 No Within bldg footprint
100 Coast live oak 14 Yes Within bldg footprint
101 Tree of heaven 8 No Impacted by Lot 32
104 Tree of heaven 6,5 No Within road
105 Tree of heaven 8,8,6 No Within road
106 Tree of heaven 7,8 No Within Lot 32
107 Tree of heaven 14 Yes Impacted by Lot 32
116 Tree of heaven 7 No Outside impacts
117 Tree of heaven 8 No Outside impacts
118 Tree of heaven 20 Yes Invasive species
119 Tree of heaven 14,11 Yes Outside impacts
120 Tree of heaven 14 Yes Invasive species
121 Tree of heaven 10 No Outside impacts
124 Tree of heaven 12,10 No Outside impacts
125 Tree of heaven 9,9 No Outside impacts
176 Giant sequoia 34 Yes Within road
177 Coast live oak 14 Yes Within road
187 Coast live oak 15 Yes Within road
188 Interior live oak 11 No Within road
189 Madrone 20 Yes Within road
190 Coast live oak 11 No Within road
191 Coast live oak 14 Yes Within road

(Continued on next page)
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Table 1: Trees recommended for removal, cont.

Branciforte site, Santa Cruz

Tree No. Species Trunk Diameter Protected? Impacts
(in.)

192 Coast live oak 22,18 Yes Within road

193 Coast live oak 9,5 No Within road

194 California pepper multi No Within road

195 California pepper multi No Within road

196 Coast live oak 12,12 No Within road

197 Coast live oak 8 No Within fill

198 Coast live oak 8,5 No Within fill

199 Blue gum 33 Yes Within road

200 Coast live oak 13 No Within sidewalk
201 Coast live oak 12 No Within sidewalk
203 Blue gum 24 Yes Within road

204 Blue gum 36 Yes Within road

205 Blue gum 24,16 Yes Within road

206 Interior live oak 8 No Within sidewalk
207 Blue gum Group No Within road

208 Blue gum Group No Within road

209 Coast live oak 10 No Within road

210 Coast live oak 11 No Within road

211 Coast live oak 12 No Within fill

212 Bailey acacia 10 No Impacted by grading
213 Coast live oak 11 No Within grading

214 Blue gum 18,11 Yes Within road

215 Boxelder multi No Within road

216 Blue gum 11,11,10 No Within road

217 Blue gum 15 Yes Within road

218 Boxelder 9,87 No Within sidewalk

219 Blue gum 10,9,8,7,5 No Within road

220 Bailey acacia 16,14,12 Yes Within road

221 Blue gum Group No Within fill

223 Monterey pine 8 No Within detention basin
224 Monterey pine 25 Yes Impacted by detention basin

trench

225 Avocado 43 Yes Impacted by grading
227 Bailey acacia 7 No Within road

228 Coast live oak 7 No Within bldg footprint
229 Bailey acacia 11 No Within road

230 Bailey acacia 7 No Within road

231 Coast live oak 6 No Within fill

232 Coast live oak 7 No Within fill

233 Coast live oak 6 No Within fill
221A  Blue gum 42 Yes Within grading
221B  Blue gum 28 Yes Within grading
221C  Blue gum 22 Yes Within fill
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Table 2: Trees requiring specific design approaches
Branciforte site, Santa Cruz

Tree No. Species Trunk Protected? Design
Diameter approach
(in.)
1 Interior live oak 23 Yes Root prune & place sidewalk on grade
2 Coast live oak 39 Yes Root prune & place sidewalk and road on grade
3 Coast live oak 18 Yes Root prune & place sidewalk and road on grade
4 Coast live oak 26,26 Yes Root prune & place road on grade
6 Incense cedar 8,7,6,6 No Root prune & place sidewalk on grade
7 Coast live oak 19,18 Yes Root prune & place sidewalk on grade
8 Incense cedar 16 Yes Root prune & place sidewalk on grade
9 Coast live oak 28 Yes Root prune & place sidewalk on grade
12 Coast live oak 32 Yes Root prune & place sidewalk on grade
13 Coast live oak 14 Yes Root prune & place sidewalk on grade
14 Coast live oak 12 No Root prune & place sidewalk on grade
15 Coast live oak 23 Yes Root prune & place sidewalk on grade
16 Coast live oak 17 Yes Root prune & place sidewalk on grade
17 Coast live oak 27 Yes Root prune & place road on grade
18 Coast live oak 22 Yes Root prune & place road on grade
19 Coast live oak 16 Yes Root prune & place sidewalk on grade
23 Coast live oak 17,11 Yes Root prune & place drive on grade
28 Coast live oak 23 Yes Root prune & place road on grade
29 Coast live oak 8 No Root prune & place road on grade
46 Coast live oak 25 Yes Pier based retaining wall & root prune for swale
47 Coast live oak 38 Yes Pier based retaining wall & root prune for swale
49 Coast live oak 29 Yes Root prune & place road on grade
54 Coast redwood 42,38 Yes Root pruning, pier and above grade beam
foundation & irrigation
59 Coast redwood 24,22 Yes Root pruning & irrigation
61 Coast redwood 22,22,20 Yes Root prune & place road and drive on grade
66 Coast live oak 21 Yes Root pruning & irrigation
68 Coast live oak 19,17 Yes Root prune & place road on grade
76 Coast live oak 20 Yes Root prune & place roads on grade
80 Coast live oak 15 Yes Root prune & place parking on grade
161 Coast live oak 15 Yes Root prune & place road on grade
178 Monterey cypress 50,48 Yes Root prune & place road on grade
186 Coast live oak 22 Yes Root prune & place road on grade
202 Coast live oak 13 No Root prune & place sidewalk on grade
222 Coast live oak 7,6 No Place parking on grade
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Table 3: Trees recommended for pruning
Branciforte site, Santa Cruz

Tree No. Species Trunk Recommendation
Diameter (in.)

7 Coast live oak 19,18 Prune

12 Coast live oak 32 Prune

13 Coast live oak 14 Prune

14 Coast live oak 12 Prune

15 Coast live oak 23 Prune

17 Coast live oak 27 Prune

18 Coast live oak 22 Prune

19 Coast live oak 16 Prune

23 Coast live oak 17,11 Prune

28 Coast live oak 23 Prune

49 Coast live oak 29 Prune

54 Coast redwood 42,38 Prune and monitor
59 Coast redwood 24,22 Prune and monitor
66 Coast live oak 21 Prune

77 Coast live oak 17 Prune

80 Coast live oak 15 Prune

159 Coast live oak 19 Remove ivy
161 Coast live oak 15 Prune

178 Monterey cypress 50,48 Monitor
202 Coast live oak 13 Cable

222 Coast live oak 7,6 Prune

Tree Preservation Guidelines

The goal of tree preservation is not merely tree survival during development but maintenance of
tree health and beauty for many years. Trees retained on sites that are either subject to
extensive injury during construction or are inadequately maintained become a liability rather than
an asset. The response of individual trees will depend on the amount of excavation and grading,
the care with which demolition is undertaken, and the construction methods. Coordinating any
construction activity inside the Tree Protection Zone can minimize these impacts.

The following recommendations will help reduce impacts to trees from development and maintain
and improve their health and vitality through the clearing, grading and construction phases.

Design recommendations

1. A TREE PROTECTION ZONE shall be established around each tree to be preserved. No
grading, excavation, construction or storage of materials shall occur within that zone. Trees
not listed below shall have the TREE PROTECTION ZONES established at the dripline in all
directions. The TREE PROTECTION ZONES for all other trees are provided on the following

page.

2. All plans affecting trees shall be reviewed by the Consulting Arborist with regard to tree
impacts. These include, but are not limited to, demolition plans, grading and utility plans,
landscape and irrigation plans.

3. Underground services including utilities, sub-drains, water or sewer shall be routed around
the TREE PROTECTION ZONE. Where encroachment cannot be avoided, special construction
techniques such as hand digging or tunneling under roots shall be employed where
necessary to minimize root injury.

4. Tree Preservation Notes, prepared by the Consulting Arborist, should be included on all
plans.
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Specific Tree Protection Zones

Tree # | Species Diameter | Tree Protection Zone
1 Interior live oak 23 10' E., dripline in all other directions
2 Coast live oak 39 9'N., 18' W., dripline in all other directions
3 Coast live oak 18 7'N., 11" W., dripline in all other directions
4 Coast live oak 26,26 15' E., dripline in all other directions
6 Incense cedar 8,7,6,6 3' E., dripline in all other directions
7 Coast live oak 19,18 4' E., dripline in all other directions
8 Incense cedar 16 4' E., dripline in all other directions
9 Coast live oak 28 13' E., dripline in all other directions
12 Coast live oak 32 4' E., dripline in all other directions
13 Coast live oak 14 4' E., dripline in all other directions
14 Coast live oak 12 4' E., dripline in all other directions
15 Coast live oak 23 4' E., dripline in all other directions
16 Coast live oak 17 5'E., dripline in all other directions
17 Coast live oak 27 3" W., dripline in all other directions
18 Coast live oak 22 8' W., dripline in all other directions
19 Coast live oak 16 9' E., dripline in all other directions
23 Coast live oak 17,11 7' N., dripline in all other directions
28 Coast live oak 23 6'S., 18'E., dripline in all other directions
29 Coast live oak 8 4' E., dripline in all other directions
46 Coast live oak 25 6' SE., 11' NW., dripline in all other directions
47 Coast live oak 38 13'S., 9' NW., dripline in all other directions
49 Coast live oak 29 4'W., 7' NE., dripline in all other directions
50 Coast live oak 11 10' SW., dripline in all other directions
54 Coast redwood 42,38 4'E.,11"N., 11' S., dripline W.
59 Coast redwood 24,22 4' E., dripline in all other directions
60 Coast redwood 12,9 7' W., dripline in all other directions
61 Coast redwood 22,22,20 | 11' SE., 11" NE., dripline in all other directions
66 Coast live oak 21 6' NW., 13' SW., dripline in all other directions
68 Coast live oak 19,17 4' E., dripline in all other directions
74 Coast live oak 15 6’ W., dripline in all other directions
75 Coast live oak 16 6’ W., dripline in all other directions
76 Coast live oak 20 18'E., 18' W., dripline in all other directions
77 Coast live oak 17 12" NE., dripline in all other directions
80 Coast live oak 15 8' SW., dripline in all other directions
109 Interior live oak 2417 15' E., dripline in all other directions
159 Coast live oak 19 13' NE., dripline in all other directions
161 Coast live oak 15 5' E., dripline in all other directions
178 Monterey cypress 50,48 15' NE., dripline in all other directions
186 Coast live oak 22 7' NE., dripline in all other directions
202 Coast live oak 13 2' E., dripline in all other directions
222 Coast live oak 7,6 3'NW., dripline in all other directions

5. lIrrigation systems must be designed so that no trenching will occur within the TREE
PROTECTION ZONE.

6. As trees withdraw water from the soil, expansive soils may shrink within the root area.
Therefore, foundations, footings and pavements on expansive soils near trees should be
designed to withstand differential displacement.

7. No underground services including utilities, sub-drains, water or sewer shall be placed in the
TREE PROTECTION ZONE.

8. Any herbicides placed under paving materials must be safe for use around trees and labeled

for that use.
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Pre-construction treatments and recommendations

1.

8.

The construction superintendent shall meet with the Consulting Arborist before beginning
work to discuss work procedures and tree protection.

Establish a monitoring schedule with the Consulting Arborist prior to commencing the
demolition and construction. Scheduling of regular site visits will help identify tree related
issues proactively and reduce the likelihood of tree damage. We recommend monitoring
following the establishment and fencing of TREE PROTECTION ZONES, at the time of any root
pruning, and whenever construction will encroach into the TREE PROTECTION ZONES (as listed
on page 8). Monitoring visits must be requested a minimum of 48 hours in advance.

Fence all trees to be retained to completely enclose the TREE PROTECTION ZONE prior to
demoilition, grubbing or grading. Fences shall be 6 ft. chain link or equivalent as approved by
the City. Fences are to remain until all grading and construction is completed.

Tree(s) to be removed that have branches extending into the canopy of tree(s) to remain
must be removed by a qualified arborist and not by demolition or construction contractors.
The qualified arborist shall remove the tree in a manner that causes no damage to the tree(s)
and understory to remain. Stumps shall be ground below grade.

Pruning trees to provide construction and access clearance will be required. Table 3, page 7
provides a list of trees preliminarily identified for pruning based on their proximity to proposed
improvements. All pruning shall be completed by a Certified Arborist or Tree Worker and
adhere to the Tree Pruning Guidelines of the International Society of Arboriculture. Brush
shall be chipped and spread beneath the trees within the TREE PROTECTION ZONE.

All down brush and trees shall be removed from the TREE PROTECTION ZONE either by hand,
or with equipment sitting outside the TREE PROTECTION ZONE. Extraction shall occur by lifting
the material out, not by skidding across the ground.

Structures and underground features to be removed within the TREE PROTECTION ZONE shall
use the smallest equipment, and operate from outside the TREE PROTECTION ZONE. The
Consulting Arborist shall be on-site during all operations within the TREE PROTECTION ZONE to
monitor demolition activity.

Apply and maintain 4-6” wood chip mulch within the TREE PROTECTION ZONE.

Recommendations for tree protection during construction

1.

Prior to beginning work, all contractors working in the vicinity of trees to be preserved are
required to meet with the Consulting Arborist at the site to review all work procedures, access
routes, storage areas and tree protection measures.

Any grading, construction, demolition or other work that is expected to encounter tree roots
should be monitored by the Consulting Arborist.

No grading, construction, demolition or other work shall occur within the TREE PROTECTION
ZONE. Any modifications must be approved and monitored by the Consulting Arborist.

Do not lime within 50’ of any tree. Lime is toxic to tree roots.
Fences have been erected to protect trees to be preserved. Fences define a specific TREE
PROTECTION ZONE for each tree or group of trees. Fences are to remain until all site work has

been completed. Fences may not be relocated or removed without permission of the
Consulting Arborist.
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6. Construction trailers, traffic and storage areas must remain outside fenced areas at all times.

7. Prior to grading, pad preparation, excavation for foundations/footings/walls, trenching, trees
may require root pruning outside the TREE PROTECTION ZONE by cutting all roots cleanly to the
depth of the excavation. Roots shall be cut by manually digging a trench and cutting exposed
roots with a saw, vibrating knife, rock saw, or other approved root pruning equipment. The
Consulting Arborist will identify where root pruning is required and monitor all root pruning.

8. All underground utilities, drain lines or irrigation lines shall be routed outside the TREE
PROTECTION ZONE. If lines must traverse through the protection area, they shall be tunneled
or bored under the tree as directed by the Consulting Arborist.

9. Supplemental irrigation may be required and shall be specified by the Consulting Arborist.

10. If injury should occur to any tree during construction, it should be evaluated as soon as
possible by the Consulting Arborist so that appropriate treatments can be applied.

11. No excess soil, chemicals, debris, equipment or other materials shall be dumped or stored
within the TREE PROTECTION ZONE.

12. Any additional tree pruning needed for clearance during construction must be performed by a

Certified Arborist and not by construction personnel.

Maintenance of impacted trees

Preserved trees will experience a physical environment different from that pre-development. As a
result, tree health and structural stability should be monitored. Occasional pruning, fertilization,
mulch, pest management, replanting and irrigation may be required. In addition, provisions for
monitoring both tree health and structural stability following construction must be made a priority.
As trees age, the likelihood of failure of branches or entire trees increases. Therefore, annual
inspection for hazard potential is recommended.

S,?fj[”ﬁ@w

John Leffingwell
Board Certified Master Arborist #WE-3966B
Registered Consulting Arborist #442

Attached: Tree Survey Form

Tree Survey Map
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OLBERDING ENVIRONMENTAL INC.
_Wethnd chuhttqn 'md Pmmmmg

SRS U 701
January 27, 2011

Ms. TalliRobinson -

KB Home South Bay Inc.

6700 Koll Center Parkway, Suite 200
Pleasanton, California 94566

Subject: Branciforte Creek Development - Remedial Grading Plan Assessment
Dear Ms. Robinson:

Olberding Environmental, Inc. has completed a review of the remedial grading plan prepared for the
Branciforte Creek Residential Development Project (Project), located in the City of Santa Crug,
California. Based on our review of Engeo’s response to site grading concerns generated by Strelow
Consulting to the City of Santa Cruz (attached), a review of Engeo’s grading exhibits (Sheets G-1,
G-2, and G-3, attached), and review of the Management and Monitoring Plan prepared by H.T.
Harvey & Associates for the final CNPS Settlement Agreement (attached), it is our opinion that the
proposed remedial grading plan for the Branciforte Creek Development Project will not impact
existing populations of robust spineflower (Chorizanthe robusta var. robusta), which is a Federally
endangered and California Native Plant Society (CNPS) List 1B.1 species.

Our conclusions are based on the following:
1) Review of the robust spineflower’s biology and habitat preferences; and
2y Landscape position of the 2.49 acre Plant Conservation Area (including Buffer Zone) in
relation to the proposed project footprint and microwatershed conditions.

Spineflower Biology and Habitat Preferences

Because it is an annual plant, the Branciforte population of robust spineflower varies from year
to year, with survey estimates varying generally between 250 to over 1000 individual plants. It
is also a disturbance-dependent species that benefits from periodic disturbances to the edaphic
layer in which it occurs. The most significant threat to the population is from an increase in soil
moisture. This tends to favor less drought-tolerant plant species to become established which
not only outcompete the spineflower, but an increase in vegetative cover produces more shade in
the groundlayer, effectively eliminating the species as well.

Robust spineflower appears to be generally restricted to the sandiest, southwest-facing upland
area of the Plant Conservation Area (PCA) that contains the course, well-drained sandy or
gravelly Baywood sandy loam soils. Presumably, the species cannot occur on the finer Elder
sandy loam underlying the toeslope grasslands to the south of the PCA and Buffer Zone because
these soils lack excessive drainage and coarse substrate texture favorable to this species,

3170 Crow Canyon Place, Suite 260 - San Ramon, CA 94583 - Office: (925) 866-2111 - Fax: (925) 866-2126
Email: Olberding@netmagic.net
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Landscape Position of the PCA versus Project Footprint

Based on the PCA’s position in the landscape relative to the proposed project footprint, the
lowest elevations of the PCA occur along the southern Buffer Zone boundary. All grading
activities proposed along this portion of the project are at a suitable distance away from the edge
of the Buffer Zone and at an elevation that effectively minimizes the potential for stormwater
runoff onto the PCA. The only portion of the PCA that could potentially pond water for short
periods during high rainfall events could be in the extreme southwest corner of the designated
Buffer Zone. However, robust spineflower has not been detected in this area, and would
therefore not be impacted by short periods of saturation/inundation within this portion of the
Buffer Zone, which was intended to absorb and mitigate indirect impacts such as these.

Based on the microwatershed profile along the interface between the southern boundary of the
Buffer Zone and construction line limit along the northern boundary of the proposed
development, there is no point in the proposed development which the elevation is higher than
the core portion of the 0.49-acre PCA area where the spineflower population occurs (i.e., the
upper portion of the southwest-facing hillslope). Therefore, the proposed grading plan and final
engineered drainage plan (including keyway drains, engineered swales) within the construction
footprint would not contribute increased surface and/or subsurface moisture into the PCA,
potentially impacting the population. Primary hydrologic inputs into the PCA come from direct
precipitation and sheetflow runoff from surrounding uplands, all of which occur north and
nottheast of the population and outside the designated construction footprint,

Construction activities conducted during the remedial grading construction phase (e.g.,
dewatering activities downslope of the population) will not likely modify subsurface drainage
patterns within the spineflower population, nor once the project is completed (e.g., an increase in
subsurface moisture in the PCA from increased subsurface impoundment associated with
hardscape surface runoff, etc.).

I have also included a copy of the response I received from Patrick Boursier, a Principal and
Senior Plant Ecologist with H.T. Harvey & Associates. Mr. Boursier was involved in the

development of the Management and Monitoring Plan prepared for the robust spineflower. A
copy of the e-mailed response has been included at an attachment to this letter.

If you have any questions, please feel free to contact me at (925) 866-2111.
Sincerely,
Jeff Olberding

Wetland Regulatory Scientist

Cc:  Mike Ferry, City of Santa Cruz Planning Department

Pat Boursier, H.T. Harvey & Associates .; e CER 7000
b g /
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BRANCIFORTE CREEK
REMEDIAL GRADING PLAN REVIEW BY H.T. HARVEY ASSOCIATES

From: Patrick Boursier {mailto:pboursier@harveyecology.com]
Sent: Wednesday, January 26, 2011 1:38 PM

To: Jeff Olberding

Ce: Mike Ferry ; steph@strelowconsulting.com

Subject: RE: Branciforte grading

Jeft,

In terins of assessing the pofential negative impacts of the proposed remedial grading activities at
the Branciforte Creek on the existing robust spineflower population, I reviewed three exhibits
prepared by ENGEQ, including:

¢ Remedial Grading Plan, Sheet G-1 (October 2010)
¢ Remedial Grading Plan-Details Sheet, G-2 (October 2010}, and
¢ Remedial Grading Plan-Cross Sections, Sheet G-3 (October 2010).

I also looked back over the Mitigation and Monitoring Plan we prepared for the spineflower in
October 2007; the most pertinent section of our Plan is that describing the plant’s microhabitat
preferences and management concerns/threats related to potential hydrological alterations,

In brief, the robust spineflower prefers free-draining soils, generally on the side slopes, underlain
by soils that are characterized as either sandy or a sandy loam. The most significant threat to the
populations is from an increase in soil moisture that tends to favor less drought-tolerant plants to
become established and outcompete the spineflower. The spineflower is patticulatly sensitive to
increases in shade. During development of the current site plan, there was a lot of discussion
with the City and representatives of the CNPS regarding potential alterations to the existing
hydrologic regime of the spineflower arising from proposed modifications to the grading, surface
runoff, subsurface drainage and land use practices upslope of the populations. The current site
plan has addressed all of those concerns. The curtent populations of the robust spineflower on
site appear to receive the vast majority of their soil moisture from incident rainfall and
subsurface flows in the surrounding watershed upslope of the plants; all of which occurs between
50 and 90 feet elevation on the project site north and northeast of the plants.

My point is bringing all of this up is to clarify that surface runoff and/or subsurface flows
occurring within the areas designated for remedial grading do not contribute any moisture to the
robust spineflower populations. The grading arcas generally occur well downslope (approx. 2-4
feet) or at the same elevation as the plant populations but far removed (i.e. 60 feet) to the south
of the plants. In shoit, the work is not likely to impact the upslope watershed for the robust
spineflower populations.

Similarty, activities conducted during the remedial grading construction phase, and once the
development is constructed, are unlikely to modify subsurface drainage characteristics within the
robust spineflower populations, via dewatering from the downslope side, that might reduce the
existing level of soil moisture, or that might increase subsurface moisture in the plant preserve
area from additional subsurface impoundment.
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Thus, after reviewing the site remedial grading plans I conclude that the hydrology during and
after construction activities won’t be negatively affected. Having said that, the one issue that
should be tracked and solved via implementation of appropriate BMP’s, is the potential
deposition of fugitive dust during the remedial grading activities. Allowing even a fine layer of
fine soil particles to drift onto the plant populations could potentially cover leaves of the young
germinated plants, thereby significantly reducing their ability to photosynthesize and grow; any
ungerminated plants might be prevented from doing so by the additional layer of fugitive dust on
the soil surface. Also, the chemical characteristics of such dust could have negative
consequences to the robust spineflower populations as any imbalance in the current nutrient
make-up of the soils could favor the establishment and growth of competitive weed species.
Lastly, disturbing the seed bank in the upper 6 inches of soil within the adjacent grassland
(within the remedial grading areas) could trigger the release of seeds info the adjacent
spineflower populations.

I believe these potential threats can be overcome by putting in place a perimeter 6-8 foot tall
solid, drift fence (plastic, nylon or similar), disallowing grading on the infrequent days when
winds are from the south or southwest, restricting grading to the morning hours prior to
development of the common NW-prevailing winds, stripping the topsoil during calm weather
conditions and removing it off site or stockpiling it well away from the spineflower populations,
and keeping the graded areas wetted down with water trucks to control dust.

Let me know if you would like additional information. Thanks--Pat

Patrick J. Boursier, Ph,D,
Principal, Sentor Plant Ecologist
H.T. Harvey & Associates
Ecological Consultants

985 University Avenue, Bldg D
Los Gatos, CA 95032
pboursier@harvevecology.com
408.458.3204
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PUBLIC WORKS DEPARTMENT
MEMORANDUM

DATE: February 28, 2011

TO: Michael Ferry

FROM: Assistant Director/City Engineer
CC: Fire and Police Departments

SUBJECT: Isbel Market Proposed Major Modification to Approved Project — Bicycle,
Pedestrian and Traffic Circulation '

The following information is meant to consolidate the questions and concerns we have
received from the public for the major modification to an approved project at 5 Isbel
Drive. Some of this is based on emailed comments and a meeting with several members
of the public.

The proposed project is required to install a five foot wide sidewalk along both the
Market and Isbel frontages and connect to the existing stdewalk to the south (under the
Highway 1 Bridge). Directional access ramps are required at the private road intersection
on Market and at the Market/Isbel/Goss intersection. The driveway on the Isbel
connection requires a level accessible crossing. LED street lighting is required on both
frontages.

The project includes widening the street to provide the required lefi-turn lane into the
project, a bike lane southbound and a transition to the existing striping at the intersection.
The project provides on-street parking and therefore widening the street further into the

propetty.

Can the sidewalk be widened on Market?

The development has a 2 foot landscape strip between the back of sidewalk and the
property fence. The use of this 2 foot strip would allow the sidewalk to be widened to 7-
feet. The municipal code allows bike riding on sidewalks in noncommercial areas.
Widening further into the development will impact front yards.

Can the curb radii at the private road connection be changed to 10 feet?
The minimum at this location, to maintain fire access, is 15 feet and is a project
requirement.

P\ Public\PACKETS\201 NCCW03-08-11 - B40 AddendumiAttachments to Reportilsabel Market bike-ped traffic memo.doc
P'age [ of 2
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Can directional access ramps be used?
This is a project requirement.

Can other public improvements be added to the project, such as ufility
undergrounding, removing the east side drainage swale, and add a northbound bike
lane, a crosswalk and eastside sidewalk improvements?

No improvements are currently proposed on the eastside of Market. There is insufficient
pavement width to provide a northbound bike lane on Market (across the street from the
project). To maintain a safe intersection alignment and the oak trees on the project
frontage, additional widening would have to take place on the east side of the street to
provide the bike lane and sidewalk. There is sufficient public right-of-way, though a
retaining wall, utility relocation and drainage improvements would be needed to
accommodate the sidewalk and bike lane.

Can a 2-way bike facility be provided on Market Street?

There is insufficient width for a 2-way bike facility on Market without additional
widening and/or parking removal. Staff recommends against this type of solution for
safety reasons, as this segment is short, has difficult end constraints, an intersection in the
middle and possible conflicts with parking.

If a future trail is eventually constructed threugh to Lee Street, can the applicant be
provided the option of securing and improving an easement for a trail on the
adjacent Caltrans right-of-way rather than through private property?

The project is required to provide an easement for this connection and it is shown on the
project plans, This idea is physically feasible and may be possible, though difficult to
accomplish within the time frame of the project development.

Can bicycle parking be added to the trail adjacent to the Spineflower habitat?
That idea has been forwarded to the applicant for consideration.

Can the left-turns from the Isbel driveway be restricted?

The traffic study for the approved project projected 20 vehicles using the driveway
during the PM peak hour, of which 5 were making the left. Based on the 200 PM peak
hour vehicles using this segment of Isbel, it’s not likely that 5 vehicles will be noticeable
when compared to existing conditions. There are about 2000 vehicles per day on Isbel.
Approximately 75% of the development will be closer to the Market Street intersection.

Should left-turn restrictions be considered, it will not likely to be enforced due to other
enforcement priorities. This can be very frustrating for those who want to turn left and for
those who don’t want them to turn left. A very good example of this is the left-turn
restriction at the Reed Street development at Water and Reed, where there are ongoing
complaints from both sides of the issue. The Isbel driveway (Creekside Lane) is only 20
feet wide and cannot be reduced further without impacting Fire and Refuse/Recycling
access.

PA_PublicPACKETS\2011%\CCY03-08-11 - B40 AddendumiAttachments to Report\isabel Market bike-ped traftfic memao.doc
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Mike Ferry

From: Theresia Rogerson [irogerso@health.co.santa-cruz.ca.us]
Sent: Tuesday, February 22, 2011 4:08 PM

To: Mike Ferry

Cc: Christophe Schneiter

Subject: Branciforte Creek recommendations

Attachments: Recommendations for Branciforte Creek Development.doc

Hi Mike - I'm writing on behalf of several individuals who formed a concerned group of pedestrians and bicyclists
with previous experience in transportation facility design to formulate recommendations for the Branciforte Creek
development, The individuals included members of the Community Traffic Safety Goalition, Mission: Pedestrian,
and the Bicycle Comimittee of the RTC. We met on site and with Christopher Schneiter and have the following
recommendations to include in the final project approval (see attachment). We're aware that this will be going to
the City Council soon and would appreciate your response to our recommendations as soon as possible. Please
respond to Rick Hyman at bikerick@att.net after Monday, February 28th as | will be on leave after that date,

Sincerely -

Theresia

Theresia L. Rogetsen, MPH, LCT #1672
Health Educator

Santa Cruz County - Health Services Agency
Chronic Disease and Injury Prevention

1070 Emeline Avenue

Santa Cruz, CA 95060

TEL: (831) 454-4312 FAX: (831) 454-5048
WEB: www.sctrafficsafetly.org
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1)

2)

3)
4)

3)

6)

7)

Recommendations for Branciforte Creek Development
February 22, 2011

To safely accommodate children walking and bicycling from the Grant Street
neighborhood to DeLaveaga Elementary as a Safe Routes to School route, we
recommend widening the sidewalk to at least 7 feet for mixed use even if this
requires elimination of on-street parking.

To increase safety for bicyclists and pedestrians and slow traffic, we recommend
reducing the curb radii on all entrances/exits to the development to a 10 foot
residential radii standard.

To increase safety for pedestrians, we recommend installation of directional curb
ramps wherever curb ramps are planned.

To improve safety for all road users, we recommend further safety improvements
to the intersection of Market/Goss/Isabel, including crosswalks, undergrounding
and paving over drainage at southeast corner, leveling shoulder along east side of
Market, etc.

To accommodate bicyclists, we recommend at least maintaining the width of the
shoulder on the northbound section of Market Street (designated currently by a
shoulder stripe). If the through northbound traffic lane has to be shifted to
accommodate the new turn lane into the project, then the Caltrans slope on the
opposite side of the road needs to be cut back an equal or greater distance and
improved to continue to allow through bicycle access.

To provide more direct and convenient public access, eventually through to
Emeline Avenue, we recommend giving the applicant the option of securing and
improving an easement for a trail on the adjacent Caltrans right-of-way rather
than through private property.

To accommodate public use, we recommend adding bicycle parking along the
casement for the trail adjacent to the Spineflower habitat.
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bethpm65@gmail.com<mailto:bethpmoS@gmail.com>
Subject: Hi Dannettee, it's Beth

Hi Dannette,

I have been working with some folks regarding the new housing development planned for
Market St at Isbel. I have no opinion of building houses there because there are so many
pros and cons (I lean in favor of it). However, they are considering whether to construct a
bike lane, two bike lanes, or no bike lanes at all along Market St between the overpass and
Isbel. Since this is the route Seth and I (and hopefully Lydia, too, when she's older) ride to
school on, I am very aware of the need for better bicycle and pedestrian safety along that
route. It's very dangerous, I feel, currently, and am excited that changes are coming,

I started sending out an informal plea to friends and classmates, asking how they felt about
the existing route and what kinds of changes would really enhance their ability to utilize
this route by bike and foot. The reason I'm emailing YOU is that a few people have
mentioned that they would love to see a better bike route along that path in order to access
Delaveaga Park, particularly the walk/bike trail. One woman who lives on Avalon said that
she feels foolish loading their bikes in their car to drive 1/4 mile up Market St just to get to
the park and unload the bikes all over again! She doesn't feel comfortable riding with her
kids along Market St now and in fact her son refuses to do so, and says it's too scary.

I know that City Council is going to discuss this next month, and I thought that you could
use this neighborhood type perspective. We might see increased pedestrian and bike traffic
to Delaveaga Park should they correctly address the problem now on Market St between
the RT 1 overpass and Isbel.

Have a great weekend!

Beth Moorehead

2/23/2011 21.-157




Page 1 of 2

From: Norman Schwariz [norman@boltonhitl.net)
Sent: Tuesday, February 22, 2011 3:11 PM

To: Mike Ferry

Subject: Branciforte Creek Sidewalks/Bike Lanes

Dear Beth,

Dannettee forwarded your email to me as [ am the person who's been the most involved
with the bike and ped issues related to this project. There has been some mis-information
floating around about this housing project's bike and ped access, and I can understand why.
The developer is changing an already approved project, though from a public works
perspective, it's not changing much.

The project will be contributing to better access, especially to DeLaveaga school and
pattially to the park. The project proposes a sidewalk and a bike lane along the Market
frontage (sidewalk on Isabel as well) as we have asked them to do. The other side of
Market requires widening within the public row to accomodate a bike lane northbound.
That's a future project from my perspective. I met with 4 bike-ped people, of which Connie
Wilson was one of them, and we discussed this, There is no room for a 2-way bike facilty
on Market, nor would one be safe cosidering the end contraints and driveway. I've
suggested that if kids want to ride the wrong way they can use the sidewalk, which is
allowed under the muni code in non-commercial areas. The sidewalk will now connect to
the south. The sidewalk could be widened from 5 to 7 feet to help this along. The developer
seems to be ok with this idea. It does not have a significant impact on the development.
Any additional widening would.

Between Goss and Delaveaga there are bike lanes on Branciforte all the way to the park
(correction needed here). We put them in when we paved the road a couple of yeats ago
and connected to the County bikelanes. A sidewalk exists on the east side of the street, but
then it ends at the city park property edge. There is no feasible way to provide more
sidewalk all the way to the park entrance. It is possible to provide it to the fire road that
starts past the inofrmal parking, but then where to go from there? A sidewalk may impact
drainage as well. A possible project is to pave a path through the City property and to the
ball fields, but that would cost a bunch of money. Not as high a priority as other projects,
though an interesting concept!

I will be in my office tomorrow. Call me at 420-5422 if you have any questions.

Chris Schneiter
Assistant Director/City Engineer

From: Beth Moorchead [mailto:bethpm65S@gmail.com]
Sent: Friday, February 18, 2011 3:15 PM

To: Dannettee Shoemaker

Ce: <mailto:bethpm65@gmail.com>
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Mike Ferry

From: yio185@comcast.net

Sent: Monday, February 28, 2011 2:53 PM
To: Mike Ferry

Subject: 5 [sbel Building Proposal- Lovejoy's

Lovejoy Residents
185 Isbel Drive
Santa Cruz, CA 95060

To: Mike Ferry City Planner

& Santa Cruz City Counsel.

Regarding: 5 Ishel Building Development Proposal.

We live on the North Border of the proposed building project at 185 Isbel Drive. We share
property lines with lots 29,31 & 32.

After reviewing the new proposed plan by KB homes, we have a list of concerns that will effect
our neighborhood permanently.

Propose removal of all tfrees on lot 31 to accommodate a 2500 square feet house on a Sub-
Standard 4500 square feet lot, that is 39 feet tall. With the extreme height of the proposed 39
foot tall building on lot 31, it will forever shadow our home. This home would be directly
adjacent to our existing home at 185 Isbel Drive with a meager 8 foot setback . It will eliminate
our solar option. A two story home would not forever shadow or home and would be more
compatible with the surrounding residential area.

We are not apposed to the development. However, we want KB to take into account the trees,
set back, and the size of the building on lot 31. Perhaps a revised design that more suit the
neighborhood.

Sincerely

Dan & Yolonda Lovejoy
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