AGENDA ITEM 2
DATE: 9-5-2018

City of Scotts Valley
CITY COUNCIL STAFF REPORT
DATE:

September 5, 2018

TO:

Honorable Mayor and Members of the City Council

FROM:

Scott Harriman, Consulting Planner

APPROVED:

Jenny Haruyama, City Manager

SUBJECT:

A PUBLIC HEARING TO CONSIDER THE PLANNING
COMMISSION’S RECOMMENDATION OF APPROVAL FOR A
GENERAL PLAN AMENDMENT, ZONE CHANGE, PLANNED
DEVELOPMENT ZONING/PERMIT AND DESIGN REVIEW
APPLICATIONS FOR 19 NEW RESIDENTIAL APARTMENT
UNITS IN TWO BUILDINGS ON A 0.93-ACRE SITE,
CURRENTLY DEVELOPED AS A PARKING LOT, AT 4627
SCOTTS VALLEY DRIVE

SUMMARY OF ISSUE
The project proposes the construction of 19 residential apartment units; four units in
two-story Building A, and 15 units in three-story Building B. The site is zoned C-S,
Service Commercial, is 0.93-acre in size, and is currently developed as a surface
parking lot, located at 4627 Scotts Valley Drive. The project requires a General Plan
Amendment, Zoning Change, Planned District Zoning/Permit and Design Review to
accommodate the proposed residential development.
The project site slopes downward from the access driveway on Civic Center Drive to the
Scotts Valley Drive frontage and is situated between two existing commercially
developed sites. The site has and will maintain vehicle access to both these public
streets. The 19 residential apartment units would be served by 40 parking spaces,
perimeter and foreground landscaping, designated bicycle storage, and a trash and
recycling building.
The issues associated with the project relate to the project’s compliance with the
General Plan and zoning development standards. The project proposes a 100-percent
residential development on a site with a General Plan designation of Service
Commercial. The Service Commercial General Plan designation, along the Scotts
Valley Drive corridor, provides for commercial land uses that front on Scotts Valley
Drive and allows residential uses behind or above a commercial building. The project is
requesting a General Plan Amendment and Planned District Rezoning to allow the
proposed residential development.
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PLANNING COMMISSION REVIEW
The project was reviewed by the Planning Commission on May 10 and June 14, 2018.
A complete analysis of the project’s General Plan and zoning compliance is contained in
the Planning Commission staff reports for the May 10th and June 14th hearings (see
attachments).
On May 10, 2018, the Planning Commission held a study session to review the
proposed project and requested General Plan Amendment. During the public hearing
portion of the meeting, the Planning Commission received comments from the
neighboring property owner expressing concern that the proposed residential zoning
would increase the required setback on his property. Another speaker, a member of a
housing advocacy group, expressed the need for more housing and support for the
project. During their deliberations the Planning Commission discussed the timing of the
requested land use change (from commercial to residential) given the General Plan
update process currently underway, and the existing commercial and mixed use
development pattern on Scotts Valley Drive. The Commission also discussed project
specific details including the proposed use of palm trees, site coverage, parking stall
size and quantity, close proximity of Building A to Scotts Valley Drive and Building B to
the neighboring commercial property, the proposed height, mass and scale of B, the
location of the trash collection area, and the lack of an elevator in the three story
building. Following their review, the Planning Commission directed the applicant to
consider revisions to the project.
In response to comments received at the May 10th Planning Commission, the applicant
identified plan revisions including:
 Replacing palm trees as the primary replacement tree with Italian Cypress,
Crepe Myrtle, and Water Gum trees
 Reducing the building height of Building B by three feet
 Revising the balcony railing design to improve privacy
 Increasing the balcony setback on Building B by one-foot
 Increasing the planter width at the rear of Building B by one-foot
 Offering four affordable units
On June 14, 2018 the Planning Commission reviewed the revised project. Following
discussions and receiving public comment in support of providing housing, the
Commission voted to recommend City Council approval of the project.
AFFORDABLE HOUSING
Title 14 of the City’s Municipal Code governs the affordable housing requirements for
new residential projects. The project site is located within the City’s Redevelopment
Plan Area, which requires at least 15% of the housing units to be designated as
affordable units. Therefore, of the proposed 19 apartments, the project is required to
provide two (2) units and pay in-lieu fees of 0.85 of a unit.
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Rents for the designated affordable apartments would be restricted for a 55-year period
to provide housing opportunities to qualifying households. The income-levels of the
units require review and recommendation by the City Council Affordable Housing
Subcommittee. Project conditions will require an agreement between the developer and
City to specify the terms of the restrictions. Bay Tree Apartments and Acorn Court
Apartments are examples of existing apartment complexes that have restricted
affordable rental units and market-rate units.
On July 18, 2018, the Affordable Housing Subcommittee, comprised of Mayor Jim Reed
and Council Member Stephany Aguilar met with the applicant and City staff to discuss
the 2.85 unit requirement. The applicant proposed meeting this requirement by
providing 4 moderate-income units or 2 moderate-income units and 1 low- or very-lowincome unit, for mostly Bay Photo employees. A mix of 1 low- and 1 very-low-income
units were also discussed to which the applicant was amenable. The Subcommittee
requested additional information regarding monthly rental amounts and in-lieu fee
calculations for discussion a subsequent scheduled for September 4, 2018. Staff will
provide a written status update to the City Council for the public hearing on the
proposed development, which will be held on September 5, 2018.
CEQA REVIEW
An Initial Study/Negative Declaration (IS/ND) was prepared for the proposed project.
The IS/ND was circulated for a 20-day public review period from April 16, 2018 to May
7, 2018. A public notice was posted on the project site and the IS/ND was posted on the
City’s website. Notices about the proposed project were mailed to surrounding property
owners within 300 feet, pursuant to State law. No significant project related
environmental impacts were found to be present that were not reduced to less than
significant levels.
The City received one written comment letter on the IS/ND from the Monterey Bay
Unified Air Pollution Control District recommending minor revisions to the IS/ND. The Air
Quality section of the IS/ND has been amended to reflect to address the Air District
comments. The City determined that the comment did not result in the identification of a
new or previously unidentified significant adverse impact to the environment.
PUBLIC COMMENT
The site was posted and public notice was posted in three (3) public places and mailed
to property owners within 300 feet pursuant to State law. Public comments were
received at the Planning Commission hearings from the neighboring property owner and
a housing advocate. To date, no written correspondence has been received on the
project, other than the letter from the air district identified above.
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FISCAL IMPACT
Fiscal impacts associated with the project relate to the potential loss of sales tax
revenues should the land use designation of the site change from commercial to
residential.
STAFF RECOMMENDATION
The Planning Commission recommends approval of the Negative Declaration, approval
of the General Plan Amendment, Zoning Ordinance Amendment, Planned Development
District, Planned Development Permit and Design Review as listed below:
1.
2.
3.
4.

Adopt Resolution No.1953 to approve the Negative Declaration
Adopt Resolution No. 1119.33 to change the General Plan Land Use Designation
Introduce for first reading Ordinance 16-ZC-228 to change the Zoning District
Introduce for first reading Ordinance 16-ZC-228.1 to approve the Planned
Development District; and,
5. Adopt Resolution No. 1953.1 to approve the Planned Develop Permit and the
Design Review.
ATTACHMENTS

PAGE NO.

Resolution No. 1953 Approving the Negative Declaration............................................... 5
Resolution No. 1119.33 Amending the General Plan Land Use Designation .................. 8
Ordinance 16-ZC-228 Amending the Zoning District ..................................................... 10
Ordinance 16-ZC-228.1 Approving the Planned Development District ......................... 12
Resolution No. 1953.1 Approving the Planned Develop Permit and Design Review .... 14
Exhibit A, Conditions of Approval ...................................................................... 18
Location Map ................................................................................................................. 27
Project Plans (received July 18, 2018) ......................................................................... 28
Planning Commission Minutes (05/10/18 & 06/14/18) .................................................. 41
Planning Commission Staff Report (06/14/18) ............................................................. 48
Planning Commission Staff Report (05/10/18) ............................................................. 70
Arborist Report (08/31/17) ................................................................................. 87
Preliminary Stormwater Control Plan (09/13/17) ............................................. 138
Traffic Impact Analysis (01/4/17) & (09/26/17) ................................................. 149
Draft Initial Study (04/16/18) ............................................................................ 183
All documents are available at City Hall and electronically at:
http://www.scottsvalley.org/212/Planning-Department
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RESOLUTION NO. 1953
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SCOTTS
VALLEY APPROVING THE NEGATIVE DECLARATION FOR THE
DEVELOPMENT OF A 19-UNIT RESIDENTIAL APARTMENT
PROJECT ON A 0.93-ACRE SITE AT 4627 SCOTTS VALLEY DRIVE //
APN 022-082-34 and 35
WHEREAS, the Planning Department of the City of Scotts Valley has received
the application filed by Larry Abitbol for a General Plan Amendment No. GPA17-001,
Zone Change No. ZC17-001, Planned Development No. PD17-001, and Design Review
No. DR16-006 for a 19-unit residential apartment development on a 0.93-Acre site
currently developed as a surface parking lot located at 4627 Scotts Valley Drive; and,
WHEREAS, Larry Abitbol, (referred to as “applicant”) has presented substantial
evidence which supports the application; and
WHEREAS, the Application was reviewed for completeness and is determined to
be a “project” as defined by the California Environmental Quality Act (CEQA); and,
WHEREAS, a Negative Declaration has been prepared pursuant to Section
15162 of the California Environmental Quality Act (CEQA); and
WHEREAS, the project is determined to not have a significant impact on the
environment based upon the results of the initial study; and
WHEREAS, the Planning Commission held two public hearings on May 10 and
June 14, 2018, to consider the application and after consideration of public testimony,
the staff report and evidence submitted to support the Application, the Planning
Commission recommended approval of the Application to the City Council; and
WHEREAS, a public hearing on the proposed project was held by the City
Council on September 5, 2018, and such hearing was noticed pursuant to the
requirements of the Scotts Valley Municipal Code and State Law.
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Scotts
Valley as follows:
SECTION 1: The City Council of the City of Scotts Valley does hereby make the
following findings, as further clarified in the staff report dated September 5, 2018:
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1.

An initial study has been prepared by the City of Scotts Valley to evaluate
the potential for adverse environmental impacts. City staff conducted an
Initial Study for the project and prepared a Negative Declaration and found that
there were no significant adverse environmental impacts as a result of the
proposed redevelopment of the site.

2.

The Negative Declaration for the project has been completed in compliance
with the California Environmental Quality Act (CEQA). The Negative
Declaration was completed in compliance with CEQA, was published and
distributed to the applicable agencies, and was made available for public review
for a 20-day period from April 16 to May 7, 2018.

3.

The environmental determination represents the independent judgment of
the City. The Negative Declaration was prepared by City staff. All reports and
supporting information have been reviewed and approved by the applicable City
Department Heads.

4.

Documents and other materials constituting the record of the proceedings
upon which the City’s decision and its findings are based will be located at
the Department of Planning of the City of Scotts Valley in the custody of
the Community Development Director. Copies of the Negative Declaration
and the referenced technical and/or environmental studies that were submitted
for the project have been made available to the public for review at City Hall, the
Planning Department, and the City’s website.

5.

Based on the Initial Study and when considering the record as a whole,
there is no evidence before the City of Scotts Valley, including the
information in the Negative Declaration and comments of appropriate
reviewing agencies, to indicate that the proposed project could have any
potential for an adverse effect on fish and wildlife resources or the habitat
upon which it depends. The project site has been a fully development and
used as an urbanized paved parking lot for at least the past two decades with
landscape areas limited to the site’s perimeter and landscape strips separating
rows of vehicle parking stalls. The project site does not contain any significant
fish and/or wildlife resources or habitat.

NOW THEREFORE, BE IT FURTHER RESOLVED that, after careful
consideration of the application and related materials, plans, maps, facts, exhibits, staff
report, testimony and other evidence submitted in this matter, and incorporated herein
by this reference, the City Council approves the Negative Declaration for the 19
residential apartment units in two buildings, and related property improvements, subject
to conditions of approval, on a 0.93-acre site currently developed and currently being
used as paved parking located at 4627 Scotts Valley Drive // APN 022-082-34 and 35.
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THE ABOVE AND FOREGOING RESOLUTION was duly and regularly passed
by the City Council of the City of Scotts Valley at a meeting held on the 5st day of
September, 2018, by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

Approved: _____________________________
Jim Reed, Mayor
Attest: ___________________________
Tracy A. Ferrara, City Clerk
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RESOLUTION NO. 1119.33
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SCOTTS
VALLEY APPROVING A GENERAL PLAN LAND USE DESIGNATION
AMENDMENT (GPA17-001) FOR A 0.93-ACRE SITE AT 4627
SCOTTS VALLEY DRIVE FROM SERVICE COMMERCIAL TO
RESIDENTIAL, VERY HIGH // APN 022-082-34 AND 35
WHEREAS, the Planning Department of the City of Scotts Valley has received
the application for General Plan Amendment No. GPA17-001, Zone Change No. ZC17001, Planned Development No. PD17-001, and Design Review No. DR16-006 to amend
the land use designation of a 0.93-acre site currently developed as a surface parking lot
located at 4627 Scotts Valley Drive from Service Commercial to Residential, Very High
for a 19-unit residential apartment project; and,
WHEREAS, Larry Abitbol, (referred to as “applicant”) has presented substantial
evidence which supports the application; and
WHEREAS, the application was reviewed for completeness and is determined to
be a “project” as defined by the California Environmental Quality Act (CEQA); and,
WHEREAS, a Negative Declaration has been prepared pursuant to Section
15162 of the California Environmental Quality Act (CEQA); and
WHEREAS, the project has been determined to not have a significant impact on
the environment based upon the results of the initial study; and
WHEREAS, the City Council certified the Negative Declaration for the project by
adoption of Resolution No. 1953; and
WHEREAS, the Planning Commission held two public hearings on May 10 and
June 14, 2018, to consider the application and after consideration of public testimony,
the staff report and evidence submitted to support the application, the Planning
Commission recommended approval of the application to the City Council; and
WHEREAS, a public hearing on the proposed project was held by the City
Council on September 5, 2018, and such hearing was noticed pursuant to the
requirements of the Scotts Valley Municipal Code and State Law.
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Scotts
Valley as follows:
SECTION 1: The City Council of the City of Scotts Valley does hereby make the
following findings, as further clarified in the staff report dated September 5, 2018:
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1.

The change in the General Plan land use designation is consistent with the
General Plan. The project meets the requirements of this finding in that
although the project will change the existing General Plan Land Use Designation
from Service-Commercial to Very High-Density Residential to accommodate the
proposed residential development, the site’s current Service-Commercial
General Plan designation allows for Very High-Density residential development
as a site component. Although the project does not include any commercial land
use, the proposed residential development is consistent with the allowable
residential density range for lands designated Service Commercial in the General
Plan. The project proposes to dedicate affordable rental-housing units for a term
of 55-years consistent with General Plan Housing goals, which encourage the
production of affordable housing units available to all income levels.

2.

That the density is compatible with adjacent uses and densities. The
allowable residential density range in Service-Commercial General Plan areas is
15.1 to 20 units per acre. The proposed 19-unit residential apartment
development on a 0.93-acre site results in a density of 20 units per acre
consistent with the proposed Very High-Density Residential density range and
the existing Service-Commercial residential density range. Therefore, the
proposed density is compatible with adjacent uses and densities.

SECTION 2: The Land Use Map of the General Plan is hereby amended to
change the Land Use designation for the property at 4627 Scotts Valley Drive from
Service Commercial to Residential, Very-High Density.
NOW THEREFORE, BE IT RESOLVED that, after careful consideration of the
application and related materials, plans, maps, facts, exhibits, staff report, testimony
and other evidence submitted in this matter, and incorporated herein by this reference,
the City Council approves General Plan Amendment No. GPA17-001 to change the
zoning of the 0.93-acres site located at 4627 Scotts Valley Drive from Service
Commercial to Residential, High-Density // APN 022-082-34 and 35, subject to the
General Plan Amendment Map in Exhibit A, attached hereto and incorporated herein.
THE ABOVE AND FOREGOING RESOLUTION was duly and regularly passed
by the City Council of the City of Scotts Valley at a meeting held on the 5th day of
September, 2018, by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
Approved: _____________________________
Jim Reed, Mayor
Attest: ___________________________
Tracy A. Ferrara, City Clerk
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ORDINANCE NO. 16-ZC-228
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SCOTTS
VALLEY APPROVING ZONE CHANGE NO. ZC17-001 FOR A 0.93ACRE SITE AT 4627 SCOTTS VALLEY DRIVE FROM SERVICE
COMMERCIAL TO RESIDENTIAL, VERY HIGH //
APN 022-082-34 AND 35
WHEREAS, the Planning Department of the City of Scotts Valley has received the
application for General Plan Amendment No. GPA17-001, Zone Change No. ZC17-001,
Planned Development No. PD17-001, and Design Review No. DR16-006 to rezone a 0.93acre site currently developed as a surface parking lot located at 4627 Scotts Valley Drive
from Service Commercial to Residential, Very High for a 19-unit residential apartment
project; and,
and

WHEREAS, substantial evidence which supports the application has been presented;

WHEREAS, the Application was reviewed for completeness and is determined to be a
“project” as defined by the California Environmental Quality Act (CEQA); and,
WHEREAS, a Negative Declaration has been prepared pursuant to Section 15162 of
the California Environmental Quality Act (CEQA); and
WHEREAS, the project is determined to not have a significant impact on the
environment based upon the results of the initial study; and
WHEREAS, the Planning Commission held two public hearings on May 10 and June
14, 2018, to consider the application and after consideration of public testimony, the staff
report and evidence submitted to support the Application, the Planning Commission
recommended approval of the Application to the City Council; and
WHEREAS, a public hearing on the proposed project was held by the City Council on
September 5, 2018, and such hearing was noticed pursuant to the requirements of the
Scotts Valley Municipal Code and State Law.
WHEREAS, the City Council certified the Negative Declaration for the project by
adoption of Resolution No. 1953; and
WHEREAS, the City Council approved the General Plan Amendment for the project
by adoption of Resolution No. 1119.33.
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Scotts
Valley as follows:
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SECTION 1: The City Council of the City of Scotts Valley does hereby make the
following findings, as further clarified in the staff report dated September 5, 2018:
1.

The change in the zoning district is consistent with the General Plan and the
densities are compatible with adjacent uses and densities. The allowable
residential density range in Service-Commercial General Plan areas is 15.1 to 20
units per acre. The proposed 19-unit residential apartment development on a 0.93acre site results in a density of 20 units per acre consistent with the proposed Very
High-Density Residential density range and the existing Service-Commercial
residential density range. Therefore, the proposed density is compatible with adjacent
uses and densities. Very high-density residential land uses are permitted in ServiceCommercial General Plan areas, which will remain in place on adjacent parcels.
Therefore, the proposed zone change from commercial to residential will remain
consistent with the land use permitted in the General Plan and will provide a
residential density compatible with those permitted on adjacent sites.

NOW THEREFORE, BE IT RESOLVED that, after careful consideration of the
application and related materials, plans, maps, facts, exhibits, staff report, testimony and
other evidence submitted in this matter, and incorporated herein by this reference, the City
Council approves Zone Change No. ZC17-001 to change the zoning of the 0.93-acres site
located at 4627 Scotts Valley Drive from Service Commercial to Residential, High-Density //
APN 022-082-34 and 35, subject to the Zone Change Map in Exhibit A, attached hereto and
incorporated herein.
This ordinance was introduced on the 5th day of September, 2018, and was passed
and adopted by the City Council of the City of Scotts Valley on the 19th day of September,
2018, by the following votes:
AYES:
NOES:
ABSTAIN:
ABSENT:
APPROVED: __________________________
Jim Reed, Mayor
ATTEST:
___________________________
Tracy A. Ferrara, City Clerk
APPROVED AS TO FORM:
____________________________________
Kirsten Powell, City Attorney
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ORDINANCE NO. 16-ZC-228.1
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SCOTTS
VALLEY APPROVING A PLANNED DEVELOPMENT DISTRICT
OVERLAY (PD17-001) FOR THE DEVELOPMENT OF A 19-UNIT
RESIDENTIAL APARTMENT PROJECT ON A 0.93-ACRE SITE
LOCATED AT 4627 SCOTTS VALLEY DRIVE
// APN 022-082-34 AND 35
WHEREAS, the Planning Department of the City of Scotts Valley has received
the application filed by Larry Abitbol for General Plan Amendment No. GPA17-001,
Zone Change No. ZCO17-001, Planned Development No. PD17-001, and Design
Review No. DR16-006 for a 19-unit residential apartment project on a 0.93-acre site
located at 4627 Scotts Valley Drive (collectively referred to as “Application”); and,
WHEREAS, Larry Abitbol, (referred to as “applicant”) has presented substantial
evidence which supports the Application; and
WHEREAS, the Application was reviewed for completeness and is determined to
be a “project” as defined by the California Environmental Quality Act (CEQA); and,
WHEREAS, a Negative Declaration has been prepared pursuant to Section
15162 of the California Environmental Quality Act (CEQA); and
WHEREAS, the project is determined to not have a significant impact on the
environment based upon the results of the initial study; and
WHEREAS, the Planning Commission held two public hearings on May 10 and
June 14, 2018, to consider the Application and after consideration of public testimony,
the staff report and evidence submitted to support the Application, the Planning
Commission recommended approval of the Application to the City Council; and
WHEREAS, a public hearing on the proposed project was held by the City
Council on September 5, 2018, and such hearing was noticed pursuant to the
requirements of the Scotts Valley Municipal Code and State Law; and
WHEREAS, the City Council certified the Negative Declaration for the project by
adoption of Resolution No. 1953; and
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Scotts
Valley as follows:
SECTION 1: The City Council of the City of Scotts Valley does hereby make the
following findings, as further clarified in the staff report dated September 5, 2018:
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1.

The proposed Planned Development zoning is consistent with the
underlying zoning designation and the City of Scotts Valley General Plan.
The proposed project meets the requirements of this finding in that the PD district
overlay utilizes the residential very-high land use, per the General Plan. Further,
the proposed residential density of the project, 20-units per acre, is consistent
with the permitted General Plan density range of 15.1 to 20 units per acre.

2.

The proposed Planned Development District Overlay (PD) is consistent
with the underlying land use designation of the City of Scotts Valley
General Plan. The project meets the requirements of this finding because the
PD district overlay will be combined with the new base residential zoning district.
The resulting R-VH/PD zone allows specific development standards to address
the unique nature of the site and constraints such as the site’s slope and existing
access and parking easements.

NOW THEREFORE, BE IT FURTHER RESOLVED that, after careful
consideration of the application and related materials, plans, maps, facts, exhibits, staff
report, testimony and other evidence submitted in this matter, and incorporated herein
by this reference, the City Council approves Planned Development District (PD17-001)
for the development of a 19-unit residential apartment project on a 0.93-acre site
currently developed as a surface parking lot located at 4627 Scotts Valley Drive// APN
022-082-34 and 35, subject to the Zone Change Map in Exhibit A, attached hereto and
incorporated herein
This ordinance was introduced on the 5th day of September, 2018, and was
passed and adopted by the City Council of the City of Scotts Valley on the 19th day of
(September), 2018, by the following votes:
AYES:
NOES:
ABSTAIN:
ABSENT:

ATTEST:

APPROVED: __________________________
Jim Reed, Mayor

___________________________
Tracy A. Ferrara, City Clerk
APPROVED AS TO FORM:
____________________________________
Kirsten Powell, City Attorney
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RESOLUTION NO. 1953.1
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SCOTTS
VALLEY APPROVING PD PERMIT (PD17-001) AND DESIGN REVIEW
(DR16-006) FOR THE “BAY RESIDENTIAL APARTMENTS”
PLANNED DEVELOPMENT CONSISTING OF 19 RESIDENTIAL
APARTMENT UNITS IN TWO BUILDINGS AND RELATED
PROPERTY IMPROVEMENTS, ON A 0.93-ACRE SITE LOCATED AT
4627 SCOTTS VALLEY DRIVE // APN 022-082-34 AND 35
WHEREAS, the Planning Department of the City of Scotts Valley has received
the application filed by Larry Abitbol for General Plan Amendment No. GPA17-001,
Zone Change No. ZC17-001, Planned Development No. PD17-001 and Design Review
No. DR16-006 for the Bay Residential Apartments located at 4627 Scotts Valley Drive
(collectively referred to as “Application”); and,
WHEREAS, Larry Abitbol (referred to as “applicant”) has presented substantial
evidence which supports the Application; and
WHEREAS, the Application was reviewed for completeness and is determined to
be a “project” as defined by the California Environmental Quality Act (CEQA); and,
WHEREAS, a Negative Declaration has been prepared pursuant to Section
15162 of the California Environmental Quality Act (CEQA); and
WHEREAS, the project is determined to not have a significant impact on the
environment based upon the results of the initial study; and
WHEREAS, the Planning Commission held public hearings on May 10 and June
14, 2018, to consider the Application and after consideration of public testimony, the
staff report and evidence submitted to support the Application, the Planning
Commission recommended approval of the Application to the City Council; and
WHEREAS, a public hearing on the proposed project was held by the City
Council on September 5, 2018, and such hearing was noticed pursuant to the
requirements of the Scotts Valley Municipal Code and State Law; and
WHEREAS, the City Council certified the Negative Declaration for the project by
adoption of Resolution No. 1953; and
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Scotts
Valley as follows:
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SECTION 1: The City Council of the City of Scotts Valley does hereby make the
following Planned Development Permit findings, as further clarified in the staff report
dated September 5, 2018:
1. The planned development permit, as issued, furthers the policies of the
general plan. The proposed project is consistent with the Very High-Density
Residential land use prescribed in the General Plan. The proposed 19-unit residential
apartment development on a 0.93-acre site results in a density of 20 units per acre
consistent with the proposed Very High-Density Residential density range and the
Service-Commercial residential densities on adjacent properties. The project proposes
to dedicate affordable rental housing units, consistent with General Plan Housing
Objectives. Therefore, the proposed zone change from commercial to residential will
remain consistent with the land use permitted in the General Plan and will provide a
residential density compatible with those permitted on adjacent sites.
2. The planned development permit, as issued, conforms in all respects to the
planned development zoning of the property. The Planned Development Permit
will implement the PD Zoning and the proposed R-VH base zoning districts. The
project design meets the requirement of this finding in that approval of the Planned
Development Permit will allow the project to vary from some of the development
standards of the R-VH zone, while still allowing for the underutilized parking lot to be
developed for workforce housing for nearby businesses. The R-VH/PD zone includes
exceptions to: side yard setback of 10-feet (where 14.5-feet or 10% of the lot width is
required), building heights of approximately 37-feet (where 35 feet is allowed); reduced
drive aisle dimension of 24-feet (where the standard is 26-feet); parking stall depth of
18-feet (where the standard is 20-feet), and site coverage of approximately 74%
(where 55% is allowed).
3. That the inter-relationship between the orientation, location, mass and scale
of building volumes, and elevations of buildings, structures, and other uses onsite are appropriate, compatible, and aesthetically harmonious. The project
meets the requirements of this finding in that the overall siting and design of the
buildings incorporate conventional siding and roofing, and window and door trim. The
3-story design will have increased building heights of 37+/- feet, which steps up the
site’s slope reducing site grading, consistent with the General Plan Action OSA-387.
The PD will allow a variety of exceptions to provide workforce housing opportunities on
the site. The architecture, quality exterior materials/ finishes/colors, and landscaping
will create a visually harmonious project, consistent with OSA-388 which requires
critical review of visual resource areas designated on General Plan Figure OS-1.
4. The environmental impacts of the project have been reviewed and
considered. The project meets the requirements of this finding in that the Project’s
Initial Study and Negative Declaration EA17-001 does not identify any potentially
significant impacts. The project will not have the potential to significantly degrade the
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quality of the environment, including effects on animals or plants. The long and shortterm environmental effects associated with this project will be less than significant.
SECTION 2: The City Council of the City of Scotts Valley does hereby make the
following Design Review findings, as further clarified in the staff report dated September
5, 2018:
1. The siting of the structure on the site as compared with the siting of other
structures in the immediate neighborhood is appropriate. The project meets the
requirement of this finding in that the commercial and residential buildings will be sited
appropriately in relation to the existing neighborhood and streets, given the building
orientations and landscape buffers. The overall siting of residential buildings are suited
to the property, setting, and zoning context.
2. The materials, colors, proportion, mass, and detail of the exterior
improvements are in good proportion, have simplicity of mass and detail, and are
compatible with the appearance of the surrounding structures. The project meets
the requirements of this finding in that the proposed residential apartment buildings are
compatible with the massing, architectural style and materials of other nearby
residential projects. The proposed rooflines, building forms, materials, and architectural
details will provide visual interest. The variety of quality materials, exterior treatments,
finishing details and exterior colors building colors are appropriate and consistent with
the City’s design review criteria.
3. The landscaping is in keeping with the character and design of the proposed
development. Existing trees shall be preserved whenever possible. The project,
with tree and landscape revisions as depicted on landscape plans, The project, with tree
and landscape revisions as depicted and described in the applicant schematic revisions
dated May 22, 2018, would meet the requirements of this finding in that the project will
provide new site landscaping for the two residential apartment buildings. Connection to
recycled water will be required. Preliminary landscaping details have been reviewed. A
condition of approval requires that fully developed landscape plans consistent with the
applicant’s proposed revisions be prepared and submitted for staff review prior to the
City Council hearing.
4. The size, location, and arrangement of on-site parking and paved areas shall
be appropriate. The project meets the requirements of this finding in that the project
will provide a total of 40 surface on-site parking spaces to serve the 19-unit residential
apartments. An additional nine parking stalls are reserved through an existing easement
in favor of the adjacent Water District office building. The project’s request for a two
guest space parking reduction is accommodated through the site’s existing driveway
access onto Civic Center Drive which is a public street with sufficient street parking to
serve guest overflow parking.
5. For ingress, egress and internal traffic circulation, all of the above factors
shall be related to the setting or established character of the neighborhood or
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surrounding area. The project meets the requirement of this finding in that the site has
vehicle access from two existing driveways, which allows through access and circulation
onto both Scotts Valley Drive and Civic Center Drive. In addition, the on-site circulation
plan has been engineered to accommodate the turning radius of the City Fire
Department emergency vehicles.
6. For fences and walls over eight feet tall or fences over three feet tall in front
yards when across from Hwy 17, consider height and access to sunlight,
setbacks, landscaping and use of materials for articulation and visual relief. The
project meets the requirements of this finding in that the project is not located across
from Hwy 17 and no fence is proposed over eight feet in height.
NOW THEREFORE, BE IT FURTHER RESOLVED that, after careful
consideration of the application and related materials, plans, maps, facts, exhibits, staff
report, testimony and other evidence submitted in this matter, and incorporated herein
by this reference, the City Council approves PD Permit No. PD17-001 and Design
Review No. DR16-006 for the Bay Residential Apartments located at 4627 Scotts Valley
Drive APN 022-082-34 and 35, subject to the Conditions of Approval set forth in Exhibit
A, which is incorporated herein by this reference.
THE ABOVE AND FOREGOING RESOLUTION was duly and regularly passed
by the City Council of the City of Scotts Valley at a meeting held on the 5th day of
September 2018, by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
APPROVED:
______________________________
Jim Reed, Mayor
ATTEST:
_____________________________________
Tracy A. Ferrara, City Clerk
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Conditions of Approval
(#1 - #68)

City Council Resolution No. 1953.1
Exhibit A - Conditions of Approval
GPA17-001, PD17-001, ZC17-001, DR16-006 et al

Exhibit A

Legal
1.

The developer has agreed to and shall defend, indemnify and hold harmless
the City of Scotts Valley, its officers, agents and employees from any claim,
action or proceeding against the City or its officers, agents or employees to
attach, set aside, void or annul any action of the City in connection with
approvals under the California Environmental Quality Act or with respect to
approval of the project, which action is brought within the time period(s)
prescribed by law. The City shall promptly notify the developer of any such
claim, action or proceeding and shall fully cooperate in defense.

2.

After City Council action of the project the developer/applicant shall sign the
Conditions of Approval agreeing to the Conditions of Approval prior to
issuance of any grading/building permits, transfer of title, or within 30 days of
approval of these planning permits, whichever occurs first.

3.

The developer shall obtain all required demolition, grading, improvement
plans, and building permits and pay all appropriate required fees before
starting any grading/earth disturbance on the property.

Planning Department
4.

The approved planning permits include a General Plan Amendment, Planned
Development District Zoning and Permit, and Design Review to construct a
total of 19 new residential apartment units in two buildings on a 0.93-acre site.
Building A, two stories in height, would contain four apartment units; and
Building B, three stories in height, would contain 15 apartment units, five units
per floor, and related property improvements, as shown in the plans prepared
by David Zumlim, Inc., Roper Engineering, and Gregory Lewis Landscape
Architect, received dated January 18, 2018, and as described in writing and
depicted on schematic plan revisions dated May 22, 2018, which are on file in
the Planning Department.

5.

A complete set of revised plans shall be submitted to the Planning
Department for review prior to project being forwarded to City Council for
review and action. Revised plans shall include all revisions as described in
writing and depicted on schematic plans dated May 22, 2018 as submitted to
the Planning Commission, including revisions: lowering the height of Building
B; increasing the setback of Building B to a minimum of ten-feet; increasing
the planter strip width adjacent to the sidewalk on the north side of Building B;
revising the balcony railings and perimeter fence design, and revising the tree
replacement plan and eliminating palm trees.
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6.

All site improvements shall be in conformance with the plans stamped
approved, unless otherwise conditioned in this Exhibit to the satisfaction of
the Community Development Director (CDD) and City.

7.

The applicant shall submit an application for lot merger and receive approval
prior to the issuance of any grading or building permit.

8.

The project shall incorporate artistic elements and/or treatments into
structures, landscaping, common areas, or open space consistent with
General Plan Objective LA-13.3.

9.

Any future changes to the approved plans that the developer and/or other
reviewing agencies initiate and/or propose, shall require prior review and
approval by the CDD/City and CDD confirmation regarding the level of
environmental review and planning permits. As determined by the CDD,
minor changes may be approved by the CDD while major changes may
require review and approval by the Planning Commission and/or City Council,
paid by the developer.

Grading
10.

The limits of grading shall be clearly marked on the site prior to the issuance
of a grading or building permit.

Cultural Resources
11.

The developer shall submit a copy of a contract with a qualified/registered
archaeologist to conduct monitoring of all earth disturbing activities for review
and approval by the Community Development Director, before grading permit
issuance. The developer shall include this requirement in the contract for all
contractors involved with grading and subsurface work. The qualified/registered
archaeologist shall monitor all earthwork activity as described below.
a. An archaeologist shall monitor the grading or excavation of soils at the
development site in order to determine if important cultural remains are present.
Such monitoring shall begin before and occur during subsurface earth moving
activities;
b. The duration and period of archaeological monitoring of project
development activities shall be at the discretion of the professional archaeologist.
At a minimum, however, any activity that initially displaces or removes original
soil from its present context shall be monitored by an archaeologist on a
continuous basis;
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c. Monitoring activities such as replacing soils in trenches, redistributing
displaced soil elsewhere on the development site, or removing stockpiled
excavated soil may not require monitoring;
d. Monitoring may include the periodic sampling and screening of soils in
order to better determine if cultural remains are present; and,
e. If any cultural resources are discovered, the project contractor shall
immediately stop all earth disturbing work within a 150-foot radius of the
discovery to allow for inspection, evaluation, and potential recovery of resources
by the supervising project archaeologist, before resuming any earth-disturbing
construction activities. The developer shall also contact the Planning
Department and Building Official as soon as work has been stopped. It may be
necessary to resume grading or excavation activities under the direction of the
supervising archaeologist in order to locate or expose cultural remains.
12.

The applicant and construction contractor ensure that paleontological resources
are not destroyed during project grading, the project proponent will include the
following measures:
a. Provide the project paleontologist with a copy of the final grading plans for
review prior to any project grading;
b. Provide for daily monitoring during grading activities by the project
paleontologist to determine if paleontological resources are encountered in
excavated areas;
c. Allow for the recovery of any discovered paleontological resources
according to a recovery plan/methods specified by the project paleontologist,
including the donation of the recovered resources to a suitable repository
(museum, school, etc.);
d. If recovery occurs, ensure that the project paleontologist prepare a
recovery report that details the type of resources recovered and the repository
locations where they were taken; and,
e. Specify in the construction contract with the project grading contractor(s),
that grading personnel are to cooperate with and assist the project paleontologist
during monitoring and any recovery activities, including assisting with recovery
efforts if necessary.

13.

If human remains are unexpectedly encountered during project grading, the
actions required as identified in Condition 10 shall be implemented to
effectively preserve any human remains for proper burial.

Noise
14.

All recommendations in the Acoustic Engineering Study, prepared September
22, 2017, by Alan Goldwater, Acoustical Engineer, are incorporated as
conditions of project approval.
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All fences shall be designed and constructed with over-lapping fence boards with no
air gaps to reduce noise levels on adjacent properties.

Trees
16.

All recommendations in the Arborist Report dated December 2016 and revised August
31, 2017, are incorporated as conditions of project approval.

17.

No tree removal shall occur until grading/building permit issuance.

18.

The project developer shall place a surety bond in an amount equal to the value of the
preserved trees as shown in the project Arborist Report. The surety bond shall be
deposited with the city prior to issuance of a grading/building permit for the project.
The monetary value shall be reviewed and approved by the CDD. If damage occurs to
the preserved trees during development and/or construction, funds will be drawn from
the deposited amount. Funds remaining in the account will be returned to the
developer upon final inspection of the project.

19.

Prior to the issuance of any grading or building permits, the project arborist shall
inspect tree protection fencing and the completion of pre-construction treatments.

20.

The project arborist shall routinely inspect the development site through the term of
the project.

Landscaping
21.

All landscape irrigation shall be installed to recycled water plumbing standards as
prescribed by the Scotts Valley Water District.

22.

The landscaping improvements shall be permanently maintained and irrigated.

Lighting
23.

The final exterior lighting plan shall comply with regional dark sky policies and shall be
reviewed and approved by the CDD prior to issuance of building permit.

24.

Any pole lights installed within the project site shall use shielded light fixtures with
pole heights not to exceed 12 feet, consistent with City policies and design guidelines.
Exterior light levels are to be at the lowest level and carefully controlled for security,
aesthetics, safety and identification without interfering with nearby land uses.

25.

All exterior building lighting, including balcony lighting, shall be designed to integrate
into the building architecture with shielded and recessed light sources with final light
fixture approval prior to the issuance of any building or grading permit.
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All exterior lighting shall be the minimum necessary for security and all lighting shall
be down directed with the light source not directly visible from adjacent properties.
Where deemed necessary by the CDD light cutoffs/shields shall be installed.

Affordable Housing
27.

Prior to the issuance of any building or grading permit, the developer shall work with
the City and execute all applicable affordable housing agreements.

Building Department
28.

The developer shall obtain any required grading and/or building permit(s) and pay
applicable fees.

29.

Winter grading shall require prior review and approval by the City.

30.

The location of all soil to be exported shall be reviewed and approved by the Building
Department prior to issuance of a grading or building permit.

31.

The developer shall pay all applicable City development impact fees before grading
and/or building permit issuance.

32.

The developer shall pay school impact fees to the Scotts Valley Unified School District
before building permit issuance.

33.

All trades of electrical, plumbing and mechanical will be issued under one building
permit for said project (General Contractor permittee).

34.

All buildings shall be designed to comply with the current codes in effect at the time of
building permit issuance.

35.

The building permit plans must comply with the current California Building Code
(CBC) for water-conserving fixtures and fittings and with the CA Energy Commission
Building Energy Efficiency Standards, which includes energy-saving fixtures and
appliances to be used throughout the building.

36.

All structures shall comply with the most current California Energy Commission
Standards (Title 24).

37.

All new construction shall comply with the City’s current Green Building Guidelines,
which requires various low-impact-development and resource efficient techniques, to
the satisfaction of the CDD.

38.

Structural calculations shall be submitted and wet-signed by the Engineer of record.

39.

Provide names of Special Inspectors with certifications as required.
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40.

A soils report by a qualified geologic engineer shall be submitted with the application
for any building permits.

41.

All new utilities shall be installed underground.

42.

The developer shall comply with the City’s standard erosion control measures. The
plans submitted for a building permit must include best management practices (e.g.
erosion control practices and procedures) during construction, which include
complying with Regional Air Quality Control Board emissions for construction
equipment.

43.

Site drainage erosion control and foundation plans must be reviewed and approved
by a soils engineer.

44.

The developer shall submit a plan review letter from the project Geotechnical
Engineer confirming that the construction documents comply with the project
geotechnical engineer’s recommendations.

45.

To ensure that City requirements are met, the developer shall specify to the Building
Official the off-site disposal location of any exported soil material at a pre-construction
meeting or before grading permit issuance. If the disposal site is located outside the
City, the site shall be a legal facility such as a licensed landfill or permitted fill site.

46.

Developer shall submit a plan showing temporary (during construction) and
permanent erosion control measures will need to be submitted to the Regional Water
Quality Control Board (RWQCB), the agency that administers NPDES, and the City
Building Department for review and approval.

City Public Works Department- Engineering Division
47.

Engineered Improvement Plans shall be submitted for all on site and off site work and
will be approved by the Public Works Director/City Engineer. On-site and off-site
(encroachment) civil engineering permits must be issued by the City prior to
commencing any work. Improvement Plans shall include any necessary grading,
drainage, masonry retaining walls, driveway, utilities, utility pole relocation, frontage
improvement and/or repair of sidewalk, curb and gutter or similar facilities to the
satisfaction of the Public Works Director/City Engineer. All improvements shall
conform to the design standards contained in text and illustration in the "City of Scotts
Valley Standard Details", latest revision adopted by the City Council.

48.

The project shall connect to the City’s recycled water system.

49.

Pursuant to City Council action on March 3, 2010, the Applicant shall modify the
Traffic Impact Study to address the Mount Hermon Road/Scotts Valley Drive and
Mount Hermon Road /La Madrona Drive intersections to determine the additional
peak hour trips through the intersections. Specifically AM and PM peak hour trips for
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Mount Hermon Road /Scotts Valley Drive and PM only peak hour trips for Mount
Hermon Road /La Madrona Drive. The study will also determine if the additional trips
will degrade the Level of Service (LOS) of the intersections. The findings of the study
will determine the amount owed for the Mount Hermon Road traffic mitigations fair
share contribution. The Applicant shall conclude this study and pay any associated
fees prior to the issuance of a Building or Grading permit.
50.

The project shall connect to the sanitary sewer system and existing septic systems, if
any, shall be properly abandoned.

51.

Engineered improvement plans for all work, signed and prepared under the direction
of a registered civil engineer, shall be approved by the Public Works Director/City
Engineer prior to commencing work.

52.

All work in the public right-of-way will require an encroachment permit application
made to the satisfaction of the Public Works Director/City Engineer. The civil on-site
work, as plan reviewed by the Public Works Department, will require an on-site civil
engineering permit and inspection..

53.

All public improvements shall be guaranteed by written Agreement with the city,
Faithful Performance Bond, and Labor and Material Bond, to the satisfaction of the
Public Works Director/City Engineer.

54.

Pre-Construction Meeting: In order to ensure that project details are communicated to
the various parties responsible for constructing the project, prior to any disturbance on
the property, with the exception of installation of temporary construction fencing
demarcating the disturbance envelope, tree protection fencing, and silt fencing, the
developer shall convene a pre-construction meeting on the site. The following parties
shall attend: the developer, the grading contractor supervisor, the project architect,
the project arborist, the project civil engineer, City of Scotts Valley Planning staff, City
Engineer and Building Inspector. The temporary construction fencing demarcating the
disturbance envelope, tree protection fencing, and silt fencing will be inspected at that
time.

55.

All signing and striping shall be approved and completed as required by the Public
Works Department, and shall be in conformance with current editions of
Transportation and Traffic Engineering Handbook, by the Institute of Transportation
Engineers, and the State Department of Transportation "Standard Specifications".

56.

Applicant shall construct storm drain facilities in conformance with data and analysis
in the adopted City of Scotts Valley Storm Drain Master Plan, December 1989 and in
accordance with the city’s SWMP Ordinance No. 184.1.

57.

Stormwater Management Plan: A registered civil engineer shall provide storm
(hydrologic and hydraulic) calculations for appropriate storm drain facilities to control
on-site drainage and mitigate off-site impacts. The design shall follow the criteria
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contained in the City of Scotts Valley Standard Details and the data and analysis
contained in the latest adopted City of Scotts Valley Storm Drainage Master Plan.
Development shall not increase the rate of flow (cubic feet per second) or velocity
(feet per second) of site run-off water to any off-site drainage areas beyond the
measured or calculated pre-project rate and velocity. See the Stormwater Technical
Guide on the Scotts Valley City website for requirements and formatting under Public
Works.
58.

Impervious area must be shown on cover sheet.

59.

Applicant shall pay the cost to accomplish the utility design and construction to
underground the telephone, electric power, and television cables in each project
contained easement, private or public road frontage. This under grounding of utilities
to remove utility poles comes in addition to the state required under grounding of
transmission for the project and any new service connections.

60.

The applicant shall repair any damage caused to the City streets [or the private
roadway] by applicant or its contractors, consultants, and/or employees prior to
issuance of a certificate of occupancy. A videotape log, DVD format, clearly showing
the existing condition of [the applicable street] to the project site shall be presented to
the Department of Public Works prior to the start of construction. Applicant is advised
that, absent clear video evidence to the contrary, road damage must be repaired to
the satisfaction of the City prior to issuance of a certificate of occupancy. Damage
assessment will be at the sole discretion of the City.

City Public Works Department- Parks & Recreation Division
61.

The developer shall comply with City Municipal Code Chapter 16.35, Dedication of
Land for Park and Recreational Purposes.

City Public Works Department - Wastewater Division
62.

Every sewer lateral crossing a curb line shall be marked with an “S” stamped in the
face of the curb.

Scott Valley Fire Protection District
63.

All development must comply with the California Fire Code as amended by the Scott
Valley Fire Protection District.

Scott Valley Water District (SVWD)
64.

The existing 5/8” meter serving the property must be abandoned and a credit will be
applied to the properties account for a future meter purchase.

65.

Plans submitted for building permit shall show the location of the existing 5/8” meter
to be abandoned.
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66.

Every potable water meter will require a backflow device SVWD Detail 8, behind the
meter.

67.

Plans submitted for building permit shall include the following SVWD plan details:
Detail 1-Service connections; Detail 2-Meter box installation; Detail 5-Gate value twoinch service connection; Detail 9-Fire service installation; Detail 11-Gate value
installation; Detail 12-Value box lid markings; and Detail 13-Value box installation.

68.

All recycled water systems must be designed according to the SVWD Rules and
Regulations and must conform to the Recycled Water Irrigation Systems Standard
Notes and Details.

_________________________________________________
Name and Signature of Property Owner
Date
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Subject Site – 4627 Scotts Valley Drive
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37.54'

The primary purpose for this project is to provide much needed
affordable housing for Bay Photo employees. This location is close to
the Bay Photo Manufacturing Facility on Disc Drive, allowing employees
easy access to work.

The rear Building (Building B) has 15 apartments, 5 apartments per floor.

Building A along Scotts Valley Drive has 2 live/work apartments on the
Ground Floor and 2 apartments on the Second Floor.

The development consists of two Buildings.

Bay Photo intends to convert an existing 92 space parking lot into a
multi-residential development.

PROJECT DESCRIPTION

4627 Scotts Valley Drive, Scotts Valley
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Use these Plans ONLY for Planning Approvals.
Do not use these Plans for Construction.
Scotts Valley Water District has rights to 9 parking spaces per official
records document, volume 4374 - page 345 recorded August 19, 1998.
The 9 spaces are shown on the site plan.
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Building B:
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Construction contractor and his subcontractors agree that in accordance with generally
accepted construction practices, construction contractor and his subcontractors will be
required to assume sole and complete responsibility for job site conditions during the
course of construction of the project, including safety of all persons and property, that
this requirement shall be made to apply continuously and not limited to normal working
hours, and construction contractor and his subcontractors further agree to defend,
indemnify and hold design professional and owner harmless from any and all liability,
real or alleged, in connection with the performance of work on this project.
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PROJECT DATA

NORTH

029

Lagerstroemia i. Tuscarora
Tristania laurina Elegant
Acer palmatum Sango Kaku

15 gal
15 gal
15 gal

5
5
5

TF
XC
AP
VINES
X
CC
TJ

1
1
1
1

SL
L
C
J

Salvia leucantha
Lomandra Breeze
Carex divulsa
Juncus patens

Iris douglasiana Canyon Snow

Berkeley Sedge
Gray Rush

Mexican Sage

Native Iris

Sonoma Fieldstone Boulder - minimum 3'x3'x2.5' tall set into soil to appear stable

1

D

B

1
1

MR
A

Century Plant
Boston Sword Fern
Autumn Fern
Large Cape Rush

Flax

Fortnight Lily
Flax

Bloodred Trumpet Vine
Lavender Trumpet Vine
Star Jasmine

Swamp Myrtle
Crape Myrtle
Swamp Myrtle
Coral Bark Jap. Maple

COMMON NAME

Rosmarinus Irene or Huntington Carpet Low Rosemary
or Cotoneaster Lowfast
Muhlenbergia rigens
Deer Grass
Agapanthus Queen Anne
Lily of the Nile

Agave americana
Nephrolepis cordifolia
Dryopteris erythrosora
Chondropetalum elephanteum

Phormium Guardsman

5
PG

AM
5
N
5
F
5
CE
5
GROUND COVER
CL
1

Dietes vegeta
Phormium Yellow Wave

5
5
DV
PY

MEDIUM SHRUBS

Train vines on fences - fasten to fences

Distictis buccinatoria
Clytostoma callistigoides
Trachelospermum jasminoides

Tristania laurina Elegant
15 gal

TREES
WR

BOTANICAL NAME

SIZE

KEY

Plant Legend

Planting Plan

0'

10'

1"=10'-0"
20'

1) Final building permit drawings to include a detailed irrigation plan that meets the requirements of the Scotts Valley Water
Department
2) Exact location of plants on site to be adjusted so as to best coordinate with sprinkler head locations, lights, drainage features,
and swales
3) Don't put plants in bottom of swales
4) Don't mulch flow lines of swales such that mulch blocks flow of water
5) Use 3 inch deep mulch in all planting areas. Provide owner with different mulch samples and prices including Mahogony
colored Wonder Mulch from Vision Recycling, Golden Nugget Bark from Central Home Supply, Premium Redwood Chips from
Vision Recycling at the County Landfill in Watsonville and medium fir bark.
6) Install plants for all plant circles shown on the plan even if they aren't labeled. Call for clarification. For bidding purposes, if no
one is available to answer questions, assume that any plant circle scaled less than 8' wide is 5 gal. size and any circle scaled
larger is 24" box size
7) The plan is schematic. Don't install plants too close to edges of paving or buildings. Be sure plants are not blocking sprinkler
spray excessively. Keep valves and quick couplers away from trees.
8) The plants will do much better if efforts are made to dig up any compacted soils with slow percolation at least 12" deep. Grade
planter areas as necessary for removal of any excess water that puddles in the planters and does not percolate in a reasonable
period of time.
9) See specs. concerning soil amendments and fertilizer. For bidding purposes until the soil fertility test is done, bid 6 cubic
yards of nitrolized redwood sawdust and 16 pounds of 12-12-12 fertilizer tilled into the top 6" to 8" of soil after ripping soil to 12"
deep. except under existing tree or on steep slopes.
10) B - Boulders are 1500 to 2000 pound each. Bid Sonoma Fieldstone Boulders. Set boulders to appear stable with most
attractive sides facing up.
11) When there is an option concerning materials get a written choise or signed red line decision on a plan from the owner for the
final decision.
12) There are a few existing multistem Arbutus unedo large shrubs that were not shown on the survey and are not shown on this
plan or in the existing tree list. They are all being removed.
13) Stepping stones for access to utilities and meters are to be large, thick, natural flagstone laid dry on compacted soil or base
rock in such a way that they will not wobble
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578

57
6

577

581

P2

10.0'

PARKING LOT AND DRIVEWAY AREA LIGHTS.
LED ON 10' POLE, ON 2'-6" HIGH CONCRETE BASE.

PARKING LOT AND DRIVEWAY AREA LIGHTS.
LED ON 14' POLE, ON 2'-6" HIGH CONCRETE BASE.

WALKWAY LIGHT.
42" HIGH LED BOLLARD.

WALL MOUNTED LED AREA LIGHT.

SOFFIT LED AREA LIGHT.

P1

P2

B

W

S

NOTE: EXTERIOR STAIRWAYS WILL BE PROVIDED WITH LED LIGHTING.

TYPICAL FINISH FOR LIGHTS AND POLES: DARK BRONZE.

DESCRIPTION

SYMBOL

5.0'

10' CONCRETE
PAD IN FRONT

TRASH &
RECYCLE
ROOM

9.0'

24.0'

24.0'

21.33'

W@
+ 8'

6.0'

4.0'

B

UP

P1

LS

W

TYP. 9.0'

USE SQUARE SHALLOW
LIGHT POLE FOUNDATIONS
AT PG&E EASMENT

UP

UP

STEPS

STEPS

41.0'

573.30

W @ + 8'-6"

LANDSCAPE

10.0'
LS

FENCE

PATIO

PATIO

8 SVWD SPACES
AT 9.0' = 72.0'

LS

WALK

B

ZONING:

TREE

TYP.
TREE
WELL

LS

FENCE

PATIO

110.5'

28.5'

570.30

PATIO

LS

WALK

FENCE

B

RETAINING WALL

LS

CURB

R - VH Very High-Density Residential entire site.

1" = 10'

P1

UP

5.0'
AT 2 %

B

UP

LS

PATIO

FENCE

B

5.0'
AT 2 %

373.93'

LS

12.0'
ADA
SPACE

W

FENCE

41.0'

569.14

P1

UP

LS

3.0'

30'

RAMP UP AT 8.2 %

P1

B

3.0'

LS

EXISTING CHAIN
LINK FENCE

HVAC

4 ELECT.
METERS

HVAC

EXISTING
POWER
POLE

LS

LS

2.0'

LS

S

256.09'

B

STOP
SIGN

LS

=
=
=
=

Standard
Compact
Accessible Handicap
Total Provided

PROPOSED PARKING ON-SITE:

=

=

Existing Water District Parking
Total Required Parking

=
=

Residential:
19 units x 2 spaces per unit
plus 1 space per 5 units = 19/5

PARKING ANALYSIS PER CITY STANDARDS:

40,637 / 2100 = 19 units
Maximum Lot Density.

R-VH ZONING: 2100 SF / UNIT

LANDSCAPE AND
BIORETENTION AREA

P2

LS

LANDING

LANDSCAPE AND
BIORETENTION AREA

S

B

18' +/-

11.0'

S LANDING

SITE AREA = 40,637 SF

N 51° 37' W

2.0'

30'

LS

7.5'

PATIO

2.0'

PATIO

9.0'

BACK
20.0' SET

-6"
W @ + 10

6'

HVAC

LIVING
RO O M

OFFICE

RAMP UP AT 8.2 %

P1

40.0'

563.05

LANDING

-6"
W @ + 10

CURB

OFFICE

LIVING
ROOM

2 STORIES
2 LIVE/WORK - GROUND FLR.
2 APARTMENTS - 2ND FLR.

BUILDING A

40.0'

HVAC

G WALL
RETAININ

7 STANDARD SPACES AT 9.0' = 63.0'

6.0'

TYPICAL
CAST STONE
PLANTER

PATIO

SCREEN
FENCE

22.9' +/-

B

LS

15 STANDARD SPACES AT 9.0' = 135.0'

B

5.0'

B

LS

B

LOW LANDSCAPE
AT 2' OVERHANG

9.0'
ADA
SPACE

LS

B

4

'
.0

LS

10.2' SETBACK
ALLOWS ZERO FIRE RATING AT
EXTERIOR WALLS PER CBC TABLE 602
FOR TYPE VB CONSTRUCTION

EXISTING BUILDING

EXISTING A.T.&T. BUILDING

5.0'
AISLE

FLUSH

LS

LS

PATIO

3 STORIES
5 APARTMENTS PER FLOOR

BUILDING B

WALK

LS

N 51° 32' W

SHORT RETAINING WALL
6" TO 1'-6" HIGH

NEW 6' & 7' HIGH WOOD FENCE
ON NORTH PROPERTY LINE

EXISTING RETAINING WALL

LS

LS

UP

TREE

B

PERMEABLE
PAVERS

UP

36"

EXISTING
POWER
POLE

11 STANDARD SPACES AT 9.0' = 99.0'

TREE

LS

FENCE

B

LS

3.0'
3' 4.0'
HVAC
HVAC

BAY PHOTO LAB HOUSING PROJECT

NEW SITE PLAN FOR:

LS

EXISTING 30' x 85'
SVWD PARKING
EASEMENT

LS

W @ + 8'-6"

2.0'

UP

B

TYP. 9.0'

TREE

PERMEABLE
PAVERS

UP

LS

8 SVWD SPACES AT 9.0 ' = 72.0'

2.0'

LS

CB

16.0' COMPACT

0.67'

PERMEABLE
PAVERS

LS

LS

LS

3.0'

HVAC
HVAC

LS

TENANT
STORAGE &
BIKE STORAGE

4.0' +/-

P2

38.0'

48"

10.0' STAIR SETBACK
PER CODE SECTION
1027.5

1.16' STEP

18.0'

EXTERIOR LIGHTING LEGEND

EXISTING
WATER
DISTRICT
BUILDING

53.1
2'

580

TO C
I
CEN VIC
TER
DRIV
E

57
9

MAX.
2%

18.0'

RETAINING WALL

WALK

RETAINING WALL

5.1' +/-

4.0'

5 COMPACT
AT 9.0' = 45.0'

8.0'

4.0'

2.0'

HVAC
HVAC

EXISTING BUILDING

18.0' SPACE

FENCE
FENCE

14.3' SIDEYARD SETBACK
10% x 143' WIDTH = 14.3'

24.0'

3.0' +/-

LS

EXISTING 12'
RIGHT OF
WAY

18.0' SPACE

24.0'
AISLE

81.50'
5.0'

16 ELECT.
METERS

LS
RET.
WALL

3' STEP
RET. WALL

UP

49 spaces

41 spaces
5 spaces
3 spaces

51 spaces

9 spaces

38 spaces
4 spaces

LS

STRIPES AT
CROSSWALK

LC
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DESIGN
ENGINEERING
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Construction contractor and his subcontractors agree that in accordance with generally
accepted construction practices, construction contractor and his subcontractors will be
required to assume sole and complete responsibility for job site conditions during the
course of construction of the project, including safety of all persons and property, that
this requirement shall be made to apply continuously and not limited to normal working
hours, and construction contractor and his subcontractors further agree to defend,
indemnify and hold design professional and owner harmless from any and all liability,
real or alleged, in connection with the performance of work on this project.
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RETAININ
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RIVE
D
Y
E
L
L
A
V
SCOTTS

031

23' ±

STEEL GUARDRAIL

RETAINING WALL

4

SOUTH ELEVATION

1/8" = 1' - 0"

HVAC

HVAC

WALL COLOR PALLETTE #1

TYP. WOOD TRELLISES

12

6

40'-0" BUILDING DEPTH

12

BUILDING A
LEFT SIDE ELEVATION

WEST ELEVATION

TYPICAL STEEL
STAIRS WITH
PRECAST TREADS
AND LANDINGS

COMMON
PATIO

4 : 12
PITCH

BUILDING A
REAR ELEVATION

6 : 12
PITCH

4 : 12
PITCH

WALL COLOR PALLETTE #1

4

8 : 12
PITCH

1/8" = 1' - 0"

12

28' ±

11'- 8 5/8"

LANDSCAPE

FROM
SIDEWALK
TO BUILDING

ADA RAMP
SIDEWALK

SIDEWALK

LANDSCAPE

FROM
SIDEWALK
TO BUILDING

ADA RAMP

11'

TYPICAL BALCONY
FACING SCOTTS
VALLEY DRIVE

20' SETBACK AT NORTH SIDE

11'

SCOTTS VALLEY DRIVE

LANDSCAPE

12

4 ELECTRIC
METERS

NORTH ELEVATION

NOTE: HANDRAILS AT RAMPS AND
WALKWAYS NOT SHOWN
FOR BUILDING CLARITY.

ADA RAMPS FROM SIDEWALK.

HVAC

4

12

SIDEWALK

8

TYPICAL IRON
RAILING AT SLIDING
GLASS DOOR

GROUND FLOOR

2ND FLOOR

BUILDING A
EXTERIOR ELEVATIONS

1/8" = 1' - 0"

12

TYP. WOOD TRELLISES

EAST ELEVATION

WALL COLOR PALLETTE #2

HVAC

8

WALL COLOR PALLETTE #2

LANDSCAPE

Curly Willow HDC-NT-12
Burnt Almond 280F-4

Rugged Tan N190-4

Inheritance M280-5
Livingston N330-5

Rugged Tan N190-4

El Dorado Stone
Yukon, Mountain Ledge
Medium Tan

Off-White

Mission Brown N250-7

1/8" = 1' - 0"

NOTES:
1. Sample areas of all colors will be painted for
review and approval by Owner, Designer and
City Planning.
2. All Paint Color numbers are BEHR Paints.

STONE at BASE:

WINDOW and
DOOR FRAMES:

WOOD TRELLISES,
WOOD KNEE BRACES,
WOOD RAFTERS,
GUTTERS:

Roof Facias, Roof Soffits, Band Boards,
Window and Door Trims, Metal Railings,
Cap and Base Rail and Corner Posts at
Front Balcony, Wood Grids at 1st Floor
Decks, Stair Stringers, Columns
and Railings:
Linen White 70

COLOR PALETTE #2:
Wall Shingles
under Gable Roof:
2nd Floor Walls and
Balcony Railing:
1st Floor Walls:

COLOR PALETTE #1:
Wall Shingles
under Gable Roof:
2nd Floor Walls and
Balcony Railing:
1st Floor Walls:

ROOFING:
Medium Dark Brown Heavy Tab Comp Shingle

BUILDING A:

COLOR SCHEDULE

1/8" = 1' - 0"

5' HIGH
PATIO
WALL

NEW 6' FENCE
SEE SHEET A4.

TYPICAL WOOD OR VINYL
RESIDENTIAL WINDOWS AND SLIDING
GLASS DOORS WITH WOOD TRIM.
USE TRIPLE PANE AT FRONT AND
END WALLS AT BUILDING A FOR
SOUND CONTROL ALONG SCOTTS
VALLEY DRIVE.

2ND FLOOR

BUILDING A
FRONT ELEVATION - FACING SCOTTS VALLEY DRIVE

7' WIDE LANDSCAPE
AREA IN FRONT
OF ADA RAMPS

LANDSCAPE

12

56'-0" FRONT WIDTH

TYPICAL 2'-6" x 2'-6"
WINDOW FOR
LIVING ROOM

WALL COLOR PALLETTE #1

BUILDING A
RIGHT SIDE ELEVATION

4

EL DORADO STONE VENEER
LINEAR PATTERN

TYPICAL WOOD BALCONY RAILING

TYP. WALL SIDING:
BOARD & BATT

WOOD 4x KNEE BRACKETS

TYPICAL WALL SHINGLE

HEAVY TAB COMP ROOFING.
ROOF DESIGNED FOR
POSSIBLE SOLAR PANELS.

32' TO STREET AT NORTH SIDE

1/2" = 1' - 0"

24' DRIVEWAY

AT FRONT BALCONIES

TYPICAL RAILING

STEEL OR
HEAVY TIMBER
BEAM

OPEN GAP
COPPER
GUTTER

TYP. 1" GAP

23'

LANDSCAPE

PROPERTY LINE

23'

22' SETBACK AT SOUTH SIDE

34' TO STREET AT SOUTH SIDE

GROUND FLOOR

2ND FLOOR

28' ±

42" GUARDRAIL
33 1/2' ±
TO SIDEWALK

WALL COLOR PALLETTE #2

PROPERTY LINE

PROPERTY LINE

2x8 TYP.

PROPERTY LINE

10/4/17
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2x4 TYP.

8 : 12
PITCH
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4 : 12
PITCH
6 : 12
PITCH
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2x8 CAP RAIL

11'- 8 5/8"

P.E. 31047 CALIFORNIA
DESIGN
ENGINEERING
PLANNING

Construction contractor and his subcontractors agree that in accordance with generally
accepted construction practices, construction contractor and his subcontractors will be
required to assume sole and complete responsibility for job site conditions during the
course of construction of the project, including safety of all persons and property, that
this requirement shall be made to apply continuously and not limited to normal working
hours, and construction contractor and his subcontractors further agree to defend,
indemnify and hold design professional and owner harmless from any and all liability,
real or alleged, in connection with the performance of work on this project.
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032

X

5'-0"

SIDEWALK

59"

51"

5'-0"

36"

PROPERTY LINE

4"

4"

59"

51"

4"

14'-6" = 174"

9'-10" = 118"

SECTION AT RAMP

7'-0"

TYP. HANDRAIL
1 1/4" STD. PIPE
1.66" O.D.

4"

3"

56"

52"

1/4" = 1' - 0"

4"

STONE
VENEER

40'-0"
20'-0" SETBACK THIS SIDE

5-0 x 8-0 SLDR.
W/ ORNAMENTAL
GUARDRAIL
4-0 x 4-6
SLDR.

WOOD
TRELLIS

11-0"

5-0"
2'-8"

4 ELECT.
METERS

8-0 x 8-0
SLDR.

MICRO.

RANGE

2-6 x 4-0
S. H.

REF.
CLOS.

CLOSET

2/6

WASH

MICRO.

RANGE

28'-0"

2-6 x 4-0
S. H.

REF.

CABINET

3/0

2/10

LAV.

56-0"

2-0 x 3-0
S. H.

BATH #2

LAUNDRY

TANKLESS
ELECT.
W.H.

ADA
BATHROOM

3/0

11' x 16'

OFFICE

3-0 x 6-0
S.H.

CLOSET

3/0

X

BUILDING A
GROUND FLOOR PLAN

2-6 x 4-0
S. H.

10'-9" x 14'

BEDROOM

D/W

KITCHEN

BAR COUNTER

1,120 SF

LIVE / WORK
UNIT

15'-6" x 18'

LIVING ROOM

8-0 x 8-0
SLDR.

8'-6" x 14'-9"

PATIO

LANDSCAPE

PROPERTY LINE

LANDSCAPE

DOWN

DRY

LAUNDRY

TANKLESS
ELECT. W.H.

BATH

MAST.
BATH

2/6

11' x 15'

MASTER
BEDROOM

BUILDING A
SECOND FLOOR PLAN

2-6 x 4-0
S. H.

10'-9" x 11'

BEDROOM

D/W

KITCHEN

BAR COUNTER

1,120 SF

2 BEDROOM
UNIT

15'-6" x 17'-6"

6-0 x 8-0
SLDR.

3-0 x 8-0 2-6 x 4-0
S. H.

BALCONY

LIVING ROOM

4-0 x 4-6
SLDR.

9'-0"

2/8

4-0 x 4-6
SLDR.
5-0 x 8-0 SLDR.
W/ ORNAMENTAL
GUARDRAIL
HVAC
HVAC

5-0"
5-0"

5-0 x 8-0
SLDR.
4-0 x 4-6
SLDR.
5-0 x 8-0
SLDR.

CLOSET

9'-0"
2/8
3/0

3/0

2-0 x 3-0
S. H.

BATH #2

LAUNDRY

TANKLESS
ELECT.
W.H.

ADA
BATHROOM

LAV.

11' x 16'

OFFICE

CLOSET

3/0

RAMP UP

3-0 x 6-0
S.H.

REF.

28'-0"

D/W

10'-9" x 14'

1/8" = 1' - 0"

2-6 x 4-0
S. H.

BEDROOM

MICRO.

RANGE

KITCHEN

BAR COUNTER

1,120 SF

LIVE / WORK
UNIT

15'-6" x 18'

LIVING ROOM

2-6 x 4-0 S. H.
RETAINING WALL

2/10

REF.

CABINET

3/0

1/8" = 1' - 0"

2-6 x 4-0
S. H.

10'-9" x 11'

8-0 x 8-0 SLDR.

7' x 22'-6"

D/W

BEDROOM

MICRO.

RANGE

KITCHEN

BAR COUNTER

1,120 SF

2-6 x 4-0
S. H.

PATIO

LANDSCAPE

RAMP UP

15'-6" x 17'-6"

LIVING ROOM

8-0 x 8-0
SLDR.

2 BEDROOM
UNIT

BALCONY

28'-0"

2-6 x 4-0 3-0 x 8-0
S. H.

WASH

SIDEWALK

DRY

LAUNDRY

TANKLESS
ELECT. W.H.

BATH

CLOSET

MAST.
BATH

CLOS.

2/6

2/6

11' x 15'

MASTER
BEDROOM

6-0 x 8-0
SLDR.

3/6

2/8

28'-0"

2/10
CLOSET

2/8

5-0 x 8-0 SLDR.
W/ ORNAMENTAL
GUARDRAIL
4-0 x 4-6
SLDR.
4-0 x 4-6
SLDR.

6'-8" HIGH
3/0

CLOSET

3/6
2/8
2/10
2/6
2/10

CLOSET

POCKET

SCREEN WALL
DRY
WASH

3/0

56-0"

CLOSET

2/10

DRY
WASH

2/8
3/0
CLOSET

5-0"
5-0"

BUILDING A
FLOOR PLANS

PROPERTY LINE

1/8" = 1' - 0"
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2/10
2/6
POCKET

40'-0"
2'-0"

2/10

4-0 x 4-6
SLDR.

14-6"
7'-6"
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BAY PHOTO LAB

5-0 x 8-0 SLDR.
W/ ORNAMENTAL
GUARDRAIL
2'-0"
5-0 x 8-0
SLDR.
HVAC
HVAC

4-0 x 4-6
SLDR.
5-0 x 8-0
SLDR.

22'-0" SETBACK THIS SIDE
40'-0"
3'-0"

P.E. 31047 CALIFORNIA
DESIGN
ENGINEERING
PLANNING

Construction contractor and his subcontractors agree that in accordance with generally
accepted construction practices, construction contractor and his subcontractors will be
required to assume sole and complete responsibility for job site conditions during the
course of construction of the project, including safety of all persons and property, that
this requirement shall be made to apply continuously and not limited to normal working
hours, and construction contractor and his subcontractors further agree to defend,
indemnify and hold design professional and owner harmless from any and all liability,
real or alleged, in connection with the performance of work on this project.
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Construction contractor and his subcontractors agree that in accordance with generally
accepted construction practices, construction contractor and his subcontractors will be
required to assume sole and complete responsibility for job site conditions during the
course of construction of the project, including safety of all persons and property, that
this requirement shall be made to apply continuously and not limited to normal working
hours, and construction contractor and his subcontractors further agree to defend,
indemnify and hold design professional and owner harmless from any and all liability,
real or alleged, in connection with the performance of work on this project.
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Construction contractor and his subcontractors agree that in accordance with generally
accepted construction practices, construction contractor and his subcontractors will be
required to assume sole and complete responsibility for job site conditions during the
course of construction of the project, including safety of all persons and property, that
this requirement shall be made to apply continuously and not limited to normal working
hours, and construction contractor and his subcontractors further agree to defend,
indemnify and hold design professional and owner harmless from any and all liability,
real or alleged, in connection with the performance of work on this project.
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Construction contractor and his subcontractors agree that in accordance with generally
accepted construction practices, construction contractor and his subcontractors will be
required to assume sole and complete responsibility for job site conditions during the
course of construction of the project, including safety of all persons and property, that
this requirement shall be made to apply continuously and not limited to normal working
hours, and construction contractor and his subcontractors further agree to defend,
indemnify and hold design professional and owner harmless from any and all liability,
real or alleged, in connection with the performance of work on this project.
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Minutes

Meeting of the
Scotts Valley Planning Commission
Date: May 10, 2018
Time: 6:00 PM
CITY OF SCOTTS VALLEY
1 Civic Center Drive
Scotts Valley, CA 95066
(831) 440-5630

MEETING LOCATION
City Council Chambers
1 Civic Center Drive
Scotts Valley, CA 95066

Appointed Officials
Derek Timm, Chair
Carlos Arcangeli, Vice Chair
Robin Donovan, Commissioner
Rosanna Herrera, Commissioner
Deborah Muth, Commissioner

POSTING: The agenda was
posted at City Hall, SV Senior
Center, SV Library and on the
Internet at www.scottsvalley.org.

City Staff Members
Taylor Bateman, Community Development Dir.
Michelle Edwards, Senior Planner
Brenda Stevens, Assistant Planner

CALL TO ORDER: Meeting called to order at 6:05 p.m.
PLEDGE OF ALLEGIANCE and MOMENT OF SILENCE: The Planning Commission
Chair led the pledge of allegiance.
ROLL CALL: Present: Arcangeli, Donovan, Herrera, Muth, and Timm.
PUBLIC COMMENT: None.
ALTERATIONS TO CONSENT AGENDA: None.
CONSENT AGENDA: The Commission approved the minutes.
A. Action Meeting Minutes from the April 12, 2018 meeting.
M/S: Muth/Herrera
To approve the Consent Agenda.
Carried: 5/0/0 (AYES: Arcangeli, Donovan, Herrera, Muth, and Timm NOES: None;
ABSENT: None

041

Planning Commission Action Meeting Minutes
May 10, 2018

Page 2 of 4

ALTERATIONS TO REGULAR AGENDA: The Commission decided to rearrange the
order of the items being heard to the following order: Item #6, Item #1, Item #2, Item #3,
Item #5 and Item #4.
REGULAR AGENDA:
6.

Address/APN: 2980 El Rancho Drive
Applicant /Property Owner: Jeff Bettencourt / Michael Coulson
Planning Permit Application Nos: DR18-004, EA-18-004
Project Description: Consideration of a Design Review application to allow one
new monument sign for a commercial business known as Sutter health Palo Alto
Medical Foundation.
Staff: Brenda Stevens, Assistant Planner, bstevens@scottsvalley.org, 440-5635
Commissioner Arcangeli recused himself due to a possible conflict of interest.
M/S: Muth/Donovan
To approve Resolution No.1729 to allow for one new monument sign.
Carried: 4/0/1 AYES: Donovan, Herrera, Muth, and Timm; NOES: None;
ABSENT: Arcangeli (recused)

PUBLIC HEARING:
1.

Project Name: “Four Points by Sheraton - Restaurant and Bar”
Address: 5030 Scotts Valley Drive / APN 022-091-61
Applicant: Katki Patel, Lotus Management Inc.
Property Owner: Scotts Valley Hotel LP, Atascadero Hotel LP, Judy Jacobson
Planning Permit Application No.: U18-001
Project Description: Consideration of a Use Permit to allow a restaurant and
bar in the Four Points (hotel) by Sheraton (formerly Lexington Hotel), which are a
required guest amenity of the hotel brand. Restaurant hours will be 6:0010:00AM and 4:00-10:00PM daily, while the bar will be open 4:00-10:00PM
daily. The proposed restaurant kitchen (480 sq. ft.), lobby eating area (1,830 sq.
ft.), and bar (237 sq. ft.) will be primarily intended for hotel guests, but open to
the public.
Staff: Michelle Edwards, Sr. Planner, medwards@scottsvalley.org, 440-5632
M/S: Arcangeli/Herrera
To approve Resolution No.1730 to allow a restaurant and bar in the Four Points
hotel, subject to conditions of approval.
Carried: 5/0/0 (AYES: Arcangeli, Donovan, Herrera, Muth, and Timm NOES:
None; ABSENT: None
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Project Name: “Chapman Annexation”
Addresses: 54 Cumbre Lane / APN 023-161-04 (City of Scotts Valley), and 374
Hacienda Drive / APN 070-331-09 (County of Santa Cruz)
Applicant: Ken Hart, Swift Consulting
Property Owners: Chapman Family Trust (City of Scotts Valley) and Boetzer
Family Trust (County of Santa Cruz)
Planning Permit Application Nos: GPA17-002, PRE-ZC17-002, A17-001
Project Description: Consideration of a Panning Commission recommendation
of approval to the City Council of a General Plan Amendment, Pre-zoning, and
Annexation of vacant land (1.52 acres) from a developed County residential
parcel (20 acres) into an adjacent developed City residential parcel (0.849 acre).
Staff: Michelle Edwards, Sr. Planner, medwards@scottsvalley.org, 440-5632
M/S: Donovan/Muth
To approve Resolution No. 1731 to recommend approval to the City Council for a
General Plan Amendment, Pre-zoning and annexation of vacant land, subject to
conditions of approval and amended Condition #5.
Carried: 5/0/0 (AYES: Arcangeli, Donovan, Herrera, Muth, and Timm NOES:
None; ABSENT: None

3.

Address/APN: Nashua Drive and Grace Way
Applicant /Property Owner: David Dauphin (C2G Consultants)/David Bergman
Planning Permit Application Nos: MLD17-001, EA-17-009
Project Description: Consideration of a Minor Land Division requesting to
subdivide two existing lots in the R-M-6 zoning district into three lots.
Staff: Brenda Stevens, Assistant Planner, bstevens@scottsvalley.org, 440-5635
M/S: Herrera/Arcangeli
To approve Resolution No. 1732 for recommendation to the City Council to
approve a request to subdivide two existing lots in the R-M-6 zoning district into
three lots.
Carried: 5/0/0 (AYES: Arcangeli, Donovan, Herrera, Muth, and Timm NOES:
None; ABSENT: None

REGULAR AGENDA:
5. Title: Capital Improvement Program for 2018 - 2022 Consistency Report with the
City’s General Plan
Address: City-wide
Applicant: City of Scotts Valley
Property Owner: City of Scotts Valley
Project Description: State law requires cities to adopt a Capital Improvement
Program (CIP) to implement the City’s General Plan. The CIP is a list of the
proposed public works projects. The City’s Public Works Department develops
the CIP as a 5-year program and updates the program each year. By law, the
Planning Commission must review the CIP for consistency with the General Plan.
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Staff Contact: Steve Hammack, Interim Public Works Director,
shammack@scottsvalley.org ,438-5854
M/S: Muth/Donovan
The Commission reviewed the CIP and determined it was consist with the City’s
General Plan.
Carried: 5/0/0 AYES: Arcangeli, Donovan, Herrera, Muth, and Timm; NOES:
None; ABSENT: None
PUBLIC HEARING:
4.

Address/APN: Scotts Valley Drive / 022-082-34, 35
Applicant /Property Owner: Larry Abitbol
Planning Permit Application Nos: GPA17-001, ZC17-001, PD17-001,
DR16-006, and EA17-002
Project Description: Consideration of a General Plan Amendment, Zone
Change, Planned Development Zoning and Permit, and Design Review
application proposing the construction of 19 new residential apartment units in
two buildings on a 0.93-acre site in the C-S, Service Commercial General Plan
and Zoning District. The project proposes four units in a two-story building facing
Scotts Valley Drive and 15 units in a three-story building centrally located on site.
Consulting Planner: Scott Harriman, sharriman@rgs.ca.gov 650-587-7300x66
Action: The item was continued to the next regularly scheduled Planning
Commission meeting for further discussion and action.

DISCUSSION ITEMS AND FUTURE AGENDA ITEMS: None.
WRITTEN COMMUNICATIONS – FOR INFORMATION ONLY: None.
DIRECTOR UPDATES: None.
ADJOURNMENT: 9:30 p.m.
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Minutes
Scotts Valley Planning Commission
and Cultural Resources Preservation
Commission Special Meeting
Date: June 14, 2018
Time: 6:00 PM
CITY OF SCOTTS VALLEY
1 Civic Center Drive
Scotts Valley, CA 95066
(831) 440-5630

MEETING LOCATION
City Council Chambers
1 Civic Center Drive
Scotts Valley, CA 95066

Appointed Officials
Derek Timm, Chair
Carlos Arcangeli, Vice Chair
Robin Donovan, Commissioner
Rosanna Herrera, Commissioner
Deborah Muth, Commissioner
Eric Taylor, Cultural Resource
Commissioner

POSTING: The agenda was
posted at City Hall, SV Senior
Center, SV Library and on the
Internet at www.scottsvalley.org.

City Staff Members
Taylor Bateman, Community Development Dir.
Michelle Edwards, Senior Planner
Brenda Stevens, Assistant Planner

CALL TO ORDER: Meeting called to order at 6:05p.m.
PLEDGE OF ALLEGIANCE and MOMENT OF SILENCE: The Planning Commission
Chair led the pledge of allegiance.
ROLL CALL: Present: Arcangeli, Donovan, Herrera, Muth, Taylor and Timm.
PUBLIC COMMENT: None.
ALTERATIONS TO CONSENT AGENDA: None.
CONSENT AGENDA: The Commission approved the minutes.
A. Action Meeting Minutes from the May 10, 2018 meeting.
M/S: Arcangeli/Muth
To approve the Consent Agenda.

045

Planning Commission Action Meeting Minutes
June 14, 2018

Page 2 of 4

Carried: 5/0/0 (AYES: Arcangeli, Donovan, Herrera, Muth, and Timm NOES: None;
ABSENT: None
ALTERATIONS TO REGULAR AGENDA: None
PUBLIC HEARING AGENDA:
1.

Address/APN: 4627 Scotts Valley Drive / 022-082-34 and 35
Applicant /Property Owner: Larry Abitbol
Planning Permit Application No: CRA17-001
Project Description: Consideration of a Cultural Resource Alteration Application
for the proposed 19 unit Bay Apartments project.
Project Planner: Taylor Bateman, Community Development Director
M/S: Taylor/Herrera
To approve the Cultural Resource Alteration application, subject to conditions of
approval, attached to the staff report.
Carried: 6/0/0 (AYES: Arcangeli, Donovan, Herrera, Muth, Taylor and Timm
NOES: None; ABSENT: None

2.

Address / APN: 350 Bean Creek Road / 022-212-09
Applicant / Property Owner: Maureen Wruck Plng. Cons./ Thompson Trust
Planning Permit Application Nos: MLD18-002, EA18-003
Project Description: Consideration of recommendation of approval to the City
Council for a Minor Land Division of a Vesting Tentative Map to split an existing
parcel (26,777 square feet) into two new parcels (7,230 and 7,231 square feet)
for future residential development, plus a remainder lot (12,316 square feet) for
the existing single-family residence and detached garage in the High-density
Multi-family Residential (R-H) zone.
Project Planner: Michelle Edwards, Senior Planner
Chair Timm recused himself from item No. 2 due to a potential conflict of interest.
M/S: Herrera/Muth
To approve Resolution No. 1733 to recommend approval of the lot split to the
City Council, subject to the “revised” Conditions of Approval dated 06/14/18.
Carried: 4/0/1 (AYES: Arcangeli, Donovan, Herrera and Muth NOES: None;
ABSENT: Timm (recused).
Chair Timm returns to the meeting.

3.

Address/APN: 4627 Scotts Valley Drive / 022-082-34 and 35
Applicant /Property Owner: Larry Abitbol
Planning Permit Application Nos: GPA17-001, ZC17-001, PD17-001,
DR16-006, and EA17-002
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Project Description: Consideration of a General Plan Amendment, Zone
Change, Planned Development Zoning and Permit, and Design Review
application proposing the construction of 19 new residential apartment units in
two buildings on a 0.93-acre site in the C-S, Service Commercial General Plan
and Zoning District. The project proposes four units in a two-story building facing
Scotts Valley Drive and 15 units in a three-story building centrally located on site.
Consulting Planner: Scott Harriman
M/S: Arcangeli/Herrera
To approve the project, via Resolution No.1734 subject to conditions of approval.
Carried: 4/1/0 (AYES: Arcangeli, Donovan, Herrera and Timm NOES: Muth;
ABSENT: None
ALTERATIONS TO REGULAR AGENDA: None
REGULAR AGENDA
4.

Address/APN: 99 Mount Hermon Road / 021-021-26
Applicant /Property Owner: Conoco Phillips
Planning Permit Application Nos: DR18-002 and EA18-007
Project Description: Consideration of a Design Review to revise existing signs
with new corporate color and design changes to the fuel pump canopies and fuel
pumps of the existing ‘76’ gasoline service station. The existing illuminated
monument sign will undergo copy and color/design changes only.
Project Planner: Brenda Stevens, Assistant Planner,
M/S: Muth/Arcangeli
To approve Resolution No. 1735 to allow revisions to the existing Planned Sign
Program for the 76 gasoline service station subject to conditions of approval.
Carried: 5/0/0 (AYES: Arcangeli, Donovan, Herrera, Muth, and Timm NOES:
None; ABSENT: None

DISCUSSION ITEMS AND FUTURE AGENDA ITEMS: None.
WRITTEN COMMUNICATIONS – FOR INFORMATION ONLY: None.
DIRECTOR UPDATES: None.
ADJOURNMENT: 7:35 p.m.
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Agenda Item No. 3
6/14/18 PC Mtg.

City of Scotts Valley
PLANNING COMMISSION
STAFF REPORT
Date:

June 14, 2018

Applicant /
Property Owner:

Larry Abitbol

Applications:

General Plan Amendment GPA17-001, Zone Change ZC17-001,
Planned Development PD17-001, Design Review DR16-006, and
Environmental Assessment EA17-002

Location:

4627 Scotts Valley Drive / APN 022-082-34 and 35

General Plan / Zoning:

Service Commercial / C-S

Environmental Status:

Negative Declaration.

Request:

Consideration of a General Plan Amendment (GPA), Zone
Change, Planned Development Zoning and Permit, and Design
Review application proposing the construction of 19 new
residential apartment units in two buildings on a 0.93-acre site in
the C-S, Service Commercial General Plan and Zoning District.
The project proposes four units in a two-story building facing
Scotts Valley Drive and 15 units in a three-story building centrally
located on site.

Staff Planner:

Scott Harriman, Consulting Planner, (650) 587-7300 x66
sharriman@rgs.ca.gov

SUMMARY OF ISSUE
On May 10, 2018, the Planning Commission held a pubic hearing study session to review the
proposed project, which is requesting a General Plan Amendment and Planned Development
zoning to redevelop an existing surface parking lot and construct two residential apartment
buildings with a total of 19 units, and associated parking and landscape improvements on the
0.93-acre site.
As presented at the May 10th hearing, the residential project did not meet the Very HighDensity Residential base zoning standards requiring exceptions to: increase building height
and site coverage, and reduce the side yard setback, drive aisle dimension, and number of
required parking stalls. Additional items of concerns identified at the hearing was the project’s
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extensive use of palm trees through out the site, perimeter fence design, visually open
balcony railings, and if the one trash enclosure was conveniently located. The May 10th
Planning Commission staff report is attached (Attachment 6).
Public comments were received supportive of Bay Photo and their efforts to provide
workforce housing and from a neighboring property owner concerned about privacy and the
increased setback requirement on their adjacent commercial property as a result of the
proposed residential development.
The applicant team indicated they would consider revisions to the project to address the
concerns identified. In addition, the applicant team stated they would provide four affordable
units as a public benefit for consideration of the requested zoning exceptions, where 2.85
affordable units are required for a 19-unit project.
Following the public hearing, the Planning Commission provided comments and expressing
some concerns on the proposed development and took a straw poll with a majority of
Commissioners agreeing to direct staff to prepare a resolution of approval for their
consideration. As directed by the Planning Commission, a draft approval resolution is
included with this report (Attachment 1).
PLANNING COMMISSION REVIEW
On May 10, 2018, the Planning Commission reviewed the project at a public hearing. The
hearing was conducted as a study session to review the proposed General Plan amendment
to change the land use designation of the project site from commercial and requested zoning
exceptions.
The following is a summary of topics discussed by the Planning Commission and applicant
responses, where applicable.


General Plan Update: The Planning Commission Chair provided a brief status update
on the General Plan Update process currently underway, indicating that future land
use policies and goals for Scotts Valley Drive have not been finalized and that entire
General Plan update process would likely take a year or more to complete. The
Commission discussed whether this project should be considered on its own merits
within the context of existing policies and not have to wait for a new General Plan.



Lot consolidation: The concept of consolidating adjoining properties was briefly
discussed as a way to increase the development potential of one larger site as
opposed to two smaller sites. The neighboring property was present at the hearing and
stated he was already preparing an independent development proposal.



Setbacks and relationship to neighboring parcel to the north: Changing the land use
and zoning designation of the project site from Commercial to Residential would
subject neighboring commercial property to a larger side yard setback.

-2-
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Building Massing and Slopes: The applicant has stated that the extensive slope of the
site has been challenging and that the three-story building has been designed to step
with the site grades. In response to building massing concerns, the applicant has is
proposing to reduce the building height by three feet. See Project Revision section
below for further discussion on this point.



Site coverage: The project exceeds the Residential Very High-Density standards by
19.5%. The applicant is proposing to increase a landscape buffer by one foot adjacent
to Building B, which will improve site coverage calculation and increase pervious
landscape area. See Project Revision section below for further discussion on this
point.



Tree Replacement Plan: The Commission expressed concern about the
appropriateness of palm trees as the predominant replacement trees. The applicant
has consulted with the project’s Landscape Arborist who is proposing a variety of
alternative trees and eliminating palm trees from the landscape plan. See Project
Revision section below for further discussion on this point.



Future of Scotts Valley Drive and smaller scale commercial uses: As stated above, the
community vision for Scotts Valley Drive is being reviewed through the General Plan
Update process. However, a number of Commissioners did express concern about the
future of commercial development given the increasing presence and pressures as a
result of on-line marketing and shopping.



Mixed use developments: Several Planning Commissioners recognized the existing
Service Commercial land use pattern that exists on Scotts Valley Drive with
commercial uses on the front one-third of the site and residential uses occurring on the
rear two-thirds of the site. The Commission also heard the applicant’s stated difficulties
maintaining employees due to the lack of workforce housing, and the advantage of the
project site given its close proximity to the Bay Photo offices and operations.



Parking count and aisle/stall dimensions: The Commission generally supported a two
stall guest parking reduction given that the site has vehicle access onto the Civic
Center Drive which provides additional guest and overflow parking opportunities. The
Commission also felt the reduced drive aisle width and stall depth would not create a
long-term adverse impact on residents of the apartments or guests in that the
proposed aisle and stalls dimensions were similar to other local jurisdictions.



No elevator and tenant circulation: Several Planning Commissioners felt the threestory building should have an elevator. The applicant has stated in their design
response letter that the building was designed specifically to allow private or semiprivate stairway access to each unit, not through a central core. The applicant states
further that the apartments are intended to be affordable and that site’s slope and
stepped building design is another limiting factor to a central core and elevator.

-3-
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PROJECT REVISIONS
In response to Planning Commission comments and discussions at the May 10th hearing, the
applicant team has provided a written description and schematic graphic depicting a number
of proposed project revisions, included with this report as Attachments 3 & 4. Typically an
applicant would provide a complete set of revised plans or at least individual plan sheets
showing revisions. In this case, the applicant is requesting the Commission consider and
recommend concepts without the benefit of fully developed plans. Staff is recommending that
fully revised plans be required for staff review prior to review by the City Council. If the
proposed revisions, described and depicted here, caused unforeseen impacts that resulted in
a substantial revision to the project, the project may have to return to the Planning
Commission for further review and recommendation.
The following is a summary and analysis of the proposed written and schematic revisions.
1. Elimination of palm trees and alternative tree selections: Staff supports the revised
tree selections in concept, subject to review of full landscape plans including the
number, size and location of proposed trees.
2. Building Massing: Third floor plate height of Building B has been lowered by one foot
and roof pitch changed to 3 and 12. These revisions reduce the overall height of
Building B by three feet and results in a maximum building height of 37-feet, which still
exceeds the residential height limit of 35-feet and would be an exception for
consideration as part of the requested Planned Development zoning.
3. Privacy and noise on neighboring parcel: Patios and balconies on Building B adjacent
to the neighboring parcel have been pulled back by one-foot, creating a ten-foot side
yard setback. Balcony guardrails will be solid wood 42-inches high to reduce visibility
into and out of the balconies. Perimeter fencing has been redesigned with solid wood
construction with no air gaps. Staff supports these revisions, however notes that a tenfoot side yard setback remains below the required 14.7-foot setback and would be an
exception for consideration as part of the requested Planned Development zoning.
4. Planter along Building B side yard sidewalk has been increased in width by one-foot
as a result of the balconies being pulled back (per comment above). Staff supports the
increased planter width, however notes that the increased pervious area will not likely
result in a significant change to the project’s 74.5-percent site coverage which exceeds
the maximum 55-percent coverage maximum and would be an exception for
consideration as part of the Planned Development rezoning.
5. Elevator: Applicant feels strongly that the project does not need, nor is required to
have, an elevator. Staff concerns regarding the elevator was in part about convenient
access to upper floors, but also about the building’s design without a sense of entry,
design hierarchy, or a focal point. Stairways have reduced maintenance costs over
that of an elevator.

-4-
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6. Public benefit of additional affordable unit: The applicant is offering to dedicate four
units to the City of Scotts Valley affordable housing stock. The project is subject to the
City’s affordable housing ordinance, which requires 15-percent of units (2.85 units or
two units and an in-lieu fee for the 0.85% balance) to be dedicated as affordable units
for a term of 55 years. The applicant’s offer of four units may be considered a public
benefit to justify the requested General Plan Amendment and zoning exceptions.
ENVIRONMENTAL DETERMINATION
A Negative Declaration was prepared for the proposed development consistent with the
requirements of the California Environment Quality Act. No significant project related
environmental impacts were found to be present that were not reduced to less than
significant levels. The Negative Declaration was circulated for 20 days as required, from April
16, 2018 through May 7, 2018. One comment letter from the Monterey Bay Air Resources
District was received recommending minor revisions to the Initial Study and Negative
Declaration. The Initial Study has been amended to address the Air District comments
(Attachment 6).
PUBLIC NOTICE & COMMENT
On May 10, 2018, the Planning Commission, at a noticed pubic hearing, continued review of
this development proposal to June 14, 2018. No written public comments have been received
regarding the project since the May 10, 2018 Planning Commission meeting.
As previously stated, the neighboring property owner to the north expressed support for
residential development but expressed concern that a portion of his site which will remain
commercially zoned will be subject to an increased side yard setback if located next to a
residential zoning district as proposed with this development.
ATTACHMENTS
1.
2.
3.
4.
5.
6.

Draft Resolution……………………………………………………………………6
Project Plans*...................................................................................... Attached
Developer Letter Regarding Revised Plans (received 05/22/18)................... 20
Revised Plans* (received 05/22/18) .............................................................. 22
Planning Commission Staff Report (05/10/18) .............................................. 23
Erratum Sheet – Air Quality Section Initial Study (06/07/18) ...................... 171
*Please note that the project plans are provided in the Planning Commission packets. However,
the project plans and file are available for public review in the Planning Department MondayThursday 8AM-12PM, or by appointment, at City Hall, One Civic Center Drive, Scotts Valley.
Please call the Planning Department at (831) 440-5630 if you have any questions.

-5-
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RESOLUTION NO. ____
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SCOTTS VALLEY RECOMMENDING TO THE CITY COUNCIL
CERTIFICATION OF A NEGATIVE DECLARATION (EA17-002) AND
APPROVAL OF GENERAL PLAN AMENDMENT (GPA17-001), ZONE
CHANGE (ZC17-001), PLANNED DEVELOPMENT OVERLAY &
PERMIT (PD17-001), AND DESIGN REVIEW (DR16-006), FOR THE
“BAY PHOTO RESIDENTIAL APARTMENTS” PLANNED
DEVELOPMENT CONSISTING OF 19 RESIDENTIAL APARTMENT
UNITS IN TWO BUILDINGS, AND RELATED PROPERTY
IMPROVEMENTS, SUBJECT TO CONDITIONS OF APPROVAL, ON A
0.93-ACRE SITE CURRENTLY DEVELOPED AND BEING USED AS
PAVED PARKING LOCATED AT 4627 SCOTTS VALLEY DRIVE / APN
022-082-34 AND 35
WHEREAS, the City of Scotts Valley has received an application and technical
reports from Larry Abitbol, applicant and property owner, to merge two parcels currently
developed as a surface parking lot for a 19-unit, very high-density residential apartment
development and related property improvements on a 0.93-acre site at 4627 Scotts
Valley Drive, as shown on project plans on file with the Planning Department / APN 022082-34 and 35; and
WHEREAS, the applicant has presented substantial evidence which supports the
application; and
WHEREAS, the application is a “project” pursuant to the California Environmental
Quality Act (“CEQA”), which requires environmental review; and
WHEREAS, the City conducted an Initial Study and prepared a Negative
Declaration (IS/ND), in accordance with the State CEQA Guidelines and requirements.
The IS/ND was duly noticed, published, and distributed for a 20-day public review
period from April 16, 2018 through May 7, 2018 (5:00PM), and was made available for
public review at City Hall, Planning Department, and City’s website; and
WHEREAS, the Planning Commission held duly published and noticed public
hearings on May 10 and June 14, 2018, to review and consider the proposed
development and the requested planning permits (entitlements), hear public testimony,
and provide comments and recommendations to the City Council; and
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City
of Scotts Valley (“Commission”), that the Commission hereby recommends to the City
Council:
SECTION 1: That the IS/ND has been completed in compliance with the
requirements of CEQA and that the Planning Commission has reviewed and considered
the information within the IS/ND.
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SECTION 2: That the IS/ND represents the independent judgment and analysis
of the City.
SECTION 3: That the City Council certify the ND based on the following findings
pursuant to CEQA and the CEQA Guidelines Section 15074:
1.

An initial study has been prepared by the City of Scotts Valley to evaluate
the potential for adverse environmental impacts. City staff conducted an
Initial Study for the project and prepared a Negative Declaration and found that
there were no significant adverse environmental impacts as a result of the
proposed redevelopment of the site.

2.

The Negative Declaration for the project has been completed in compliance
with the California Environmental Quality Act (CEQA). The Negative
Declaration was completed in compliance with CEQA, was published and
distributed to the applicable agencies, and was made available for public review
for a 20-day period from April 16 to May 7, 2018.

3.

The environmental determination represents the independent judgment of
the City. The Negative Declaration was prepared by City staff. All reports and
supporting information have been reviewed and approved by the applicable City
Department Heads.

4.

The documents and other materials constituting the record of the
proceedings upon which the City’s decision and its findings are based will
be located at the Department of Planning of the City of Scotts Valley in the
custody of the Community Development Director. Copies of the Negative
Declaration and the referenced technical and/or environmental studies that were
submitted for the project have been made available to the public for review at
City Hall, the Planning Department, and the City’s website.

5.

Based on the Initial Study and when considering the record as a whole,
there is no evidence before the City of Scotts Valley, including the
information in the Negative Declaration and comments of appropriate
reviewing agencies, to indicate that the proposed project could have any
potential for an adverse effect on fish and wildlife resources or the habitat
upon which it depends. The project site has been a fully development and
used as an urbanized paved parking lot for at least the past two decades with
landscape areas limited to the site’s perimeter and landscape strips separating
rows of vehicle parking stalls. The project site does not contain any significant
fish and/or wildlife resources or habitat.

SECTION 4: That the City Council approve General Plan Amendment based on
the following findings and as shown in the Proposed General Plan Designation map
shown on Project Plan Sheet A1 of the submitted plans on file with the Planning
Department and posted on the City’s website, referenced hereto and incorporated
herein:
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6.

The change in the General Plan land use designations are consistent with
the General Plan. The project meets the requirements of this finding in that
although the project will change the existing General Plan Land Use Designation
from Service-Commercial to Very High-Density Residential to accommodate the
proposed residential development, the site’s current Service-Commercial
General Plan designation allows for Very High-Density residential development
as a site component. Although the project does not include any commercial land
use, the proposed residential development is consistent with the allowable
residential density range for lands designated Service Commercial in the General
Plan. The project proposes to dedicate four affordable rental-housing units for a
term of 55-years consistent with General Plan Housing goals, which encourage
the production of affordable housing units available to all income levels.

7.

That the density is compatible with adjacent uses and densities. The
allowable residential density range in Service-Commercial General Plan areas is
15.1 to 20 units per acre. The proposed 19-unit residential apartment
development on a 0.93-acre site results in a density of 20 units per acre
consistent with the proposed Very High-Density Residential density range and
the existing Service-Commercial residential density range. Therefore, the
proposed density is compatible with adjacent uses and densities.

SECTION 5: That the Planning Commission recommends approval to the City
Council of the requested Zone Change based on the following findings and as shown in
the Proposed General Plan Designation map on Project Plan Sheet A1, as revised
pursuant to the applicant’s schematic graphic and written description dated May 22,
2018, of the submitted plans on file with the Planning Department and posted on the
City’s website, referenced hereto and incorporated herein:
8.

The change in the zoning districts are consistent with the General Plan and
the densities are compatible with adjacent uses and densities. As stated in
‘G’ above, very high-density residential land uses are permitted in ServiceCommercial General Plan areas, which will remain in place on adjacent parcels.
Therefore, the proposed zone change from commercial to residential will remain
consistent with the land use permitted in the General Plan and will provide a
residential density compatible with those permitted on adjacent sites.

SECTION 6: Approve the Planned Development District Overlay and Permit
based on the following findings, subject to Conditions of Approval (Exhibit B) attached
hereto and incorporated herein:
9.

That the Planned Development Zoning District Overlays and Permits (PD)
further the policies of the General Plan. The project meets the requirement of
this finding in that the project proposes to dedicate four affordable rental housing
units as a public benefit, consistent with Housing Element of the General Plan.

10.

The proposed Planned Development District Overlays (PD) are consistent
with the underlying land use designations and zoning districts and that of
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the City of Scotts Valley General Plan. The project meets the requirements of
this finding because the PD district overlay will be combined with the base zoning
districts. The resulting R-VH/PD zone allows specific development standards to
address the constraint of the sloped parcel.
11.

That the PD conforms in all respects to the planned development zoning of
the property. The “PD” will be an overlay zone to the proposed R-VH base
zoning districts. The project design meets the requirement of this finding in that
approval of the Planned Development and Permit will allow the project to vary
from some of the development standards of the R-VH zone, while still allowing
for the underutilized parking lot to be developed for workforce housing for nearby
businesses. The R-VH/PD zone includes exceptions to: side yard setback of 10feet (where 14.5-feet or 10% of the lot width is required), building heights of
approximately 37-feet (where 35 feet is allowed); reduced drive aisle dimension
of 24-feet (where the standard is 26-feet); parking stall depth of 18-feet (where
the standard is 20-feet), and site coverage of approximately 74% (where 55% is
allowed).

12.

That the inter-relationship between the orientation, location, mass and
scale of building volumes, and elevations of buildings, structures, and
other uses on-site are appropriate, compatible, and aesthetically
harmonious. The project meets the requirements of this finding in that the
overall siting and design of the buildings incorporate conventional siding and
roofing, and window and door trim. The 3-story design will have increased
building heights of 37+/- feet, which steps up the site’s slope reducing site
grading, consistent with the General Plan Action OSA-387. The PD will allow a
variety of exceptions to provide workforce housing opportunities on the site. The
architecture, quality exterior materials/ finishes/colors, and landscaping will
create a visually harmonious project, consistent with OSA-388 which requires
critical review of visual resource areas designated on General Plan Figure OS-1.

13.

The environmental impacts of the project have been reviewed and
considered. The project meets the requirements of this finding in that the
Project’s Initial Study and Negative Declaration EA17-001 does not identify any
potentially significant impacts. The project will not have the potential to
significantly degrade the quality of the environment, including effects on animals
or plants. The long and short-term environmental effects associated with this
project will be less than significant.

SECTION 7: Approve Design Review based on the following findings, subject to
Conditions of Approval (Exhibit B) attached hereto and incorporated herein:
14.

The siting of any structure on the property as compared to the siting of
other structures in the immediate neighborhood is appropriate. The project
meets the requirement of this finding in that the commercial and residential
buildings will be sited appropriately in relation to the existing neighborhood and
streets, given the building orientations and landscape buffers. The overall siting
of residential buildings are suited to the property, setting, and zoning context.
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15.

The materials, colors, proportion, mass and detail of all structures shall be
in good proportion, have simplicity of mass and detail and be compatible in
appearance with surrounding structures. There shall be an appropriate use
of materials. Colors shall be appropriate within the context of use and
should blend with surrounding structures. The project meets the
requirements of this finding in that the proposed residential apartment buildings
are compatible with the massing, architectural style and materials of other nearby
residential projects. The proposed roof lines and forms will provide visual
interest. The variety of quality materials, exterior treatments, finishing details and
exterior colors building colors are appropriate, consistent with the City’s design
review criteria.

16.

Landscaping and irrigation plans shall be required on the site.
Landscaping shall be in keeping with the character or design of the
building. Existing trees shall be preserved wherever possible. The project,
with tree and landscape revisions as depicted and described in the applicant
schematic revisions dated May 22, 2018, would meet the requirements of this
finding in that the project will provide new site landscaping for the two residential
apartment buildings. Connection to recycled water will be required. Preliminary
landscaping details have been reviewed. A condition of approval requires that
fully developed landscape plans consistent with the applicant’s proposed
revisions be prepared and submitted for staff review prior to the City Council
hearing.

17.

The size, location and arrangement of on-site parking and paved areas
shall be appropriate. The project meets the requirements of this finding in that
the residential part will provide a total of 40 surface parking spaces on site to
serve the 19-unit apartment development. An additional nine parking stalls are
reserved by an existing easement in favor of the adjacent Water District office
building. The project’s request for a two guest space parking reduction is
accommodated through the site’s existing driveway access onto Civic Center
Drive which is a public street with sufficient street parking to serve guest overflow
parking.

18.

For ingress, egress and internal traffic circulation, all the above factors
shall be related to the setting or established character of the neighborhood
or surrounding area. The project meets the requirement of this finding in that
the site has vehicle access from two existing driveways, which allows thorough
access and circulation onto both Scotts Valley Drive and Civic Center Drive. In
addition, the on-site circulation plan has been engineered to accommodate the
turning radius of the City Fire Department emergency vehicles.

19.

For fences and walls over eight feet tall or fences over three feet tall in
front yards when across from Hwy 17, consider height and access to
sunlight, setbacks, landscaping and use of materials for articulation and
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visual relief. The project meets the requirements of this finding in that the
project is not located across from Hwy 17 and no fence is proposed over eight
feet in height.
NOW THEREFORE, BE IT FURTHER RESOLVED that, after careful
consideration of the application and related materials, plans, maps, facts, exhibits, staff
report, testimony and other evidence submitted in this matter, and incorporated herein
by this reference, the Planning Commission of the City of Scotts Valley recommends
City Council certify a negative declaration EA17-002 and approve General Plan
Amendment GPA17-001, Zone Change ZC17-001, Planned Development Overlay and
Permit PD17-001, and Design Review DR16-006, for the “Bay Photo Residential
Apartments” planned development consisting of 19 residential apartment units in two
buildings, and related property improvements, subject to conditions of approval, on a
0.93-acre site currently developed and being used as paved parking located at 4627
Scotts Valley Drive / APN 022-082-34 and 35, subject to the Proposed General Plan
Amendment and Zone Change (as shown as Proposed General Plan Designation map
in Project Plans Sheet A1), and Conditions of Approval (Exhibit A), which are attached
hereto and incorporated herein by this reference.
THE ABOVE AND FOREGOING RESOLUTION was duly and regularly passed
by the Planning Commission of the City of Scotts Valley at a meeting held on the 14th
day of June 2018, by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
Approved: __________________________________
Derek Timm
Planning Commission Chair

Attest: ____________________________________
Taylor Bateman
Acting Community Development Director
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Exhibit A
Conditions of Approval
(#1 - #68)
Legal
1.

The developer has agreed to and shall defend, indemnify and hold harmless the
City of Scotts Valley, its officers, agents and employees from any claim, action or
proceeding against the City or its officers, agents or employees to attach, set
aside, void or annul any action of the City in connection with approvals under the
California Environmental Quality Act or with respect to approval of the project,
which action is brought within the time period(s) prescribed by law. The City
shall promptly notify the developer of any such claim, action or proceeding and
shall fully cooperate in defense.

2.

After City Council action of the project the developer/applicant shall sign the
Conditions of Approval agreeing to the Conditions of Approval prior to issuance
of any grading/building permits, transfer of title, or within 30 days of approval of
these planning permits, whichever occurs first.

3.

The developer shall obtain all required demolition, grading, improvement plans,
and building permits and pay all appropriate required fees before starting any
grading/earth disturbance on the property.

Planning Department
4.

The approved planning permits include a General Plan Amendment, Planned
Development District Zoning and Permit, and Design Review to construct a total
of 19 new residential apartment units in two buildings on a 0.93-acre site.
Building A, two stories in height, would contain four apartment units; and Building
B, three stories in height, would contain 15 apartment units, five units per floor,
and related property improvements, as shown in the plans prepared by David
Zumlim, Inc., Roper Engineering, and Gregory Lewis Landscape Architect,
received dated January 18, 2018, and as described in writing and depicted on
schematic plan revisions dated May 22, 2018, which are on file in the Planning
Department.

5.

A complete set of revised plans shall be submitted to the Planning Department
for review prior to project being forwarded to City Council for review and action.
Revised plans shall include all revisions as described in writing and depicted on
schematic plans dated May 22, 2018 as submitted to the Planning Commission,
including revisions: lowering the height of Building B; increasing the setback of
Building B to a minimum of ten-feet; increasing the planter strip width adjacent to
the sidewalk on the north side of Building B; revising the balcony railings and
perimeter fence design, and revising the tree replacement plan and eliminating
palm trees.
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6.
7.

All site improvements shall be in conformance with the plans stamped approved,
unless otherwise conditioned in this Exhibit to the satisfaction of the Community
Development Director (CDD) and City.
The applicant shall submit an application for lot merger and receive approval
prior to the issuance of any grading or building permit.

8.

Prior to the City Council Review the applicant shall incorporate artistic elements
and/or treatments into structures, landscaping, common areas, or open space
consistent with General Plan Objective LA-13.3.

9.

Any future changes to the approved plans that the developer and/or other
reviewing agencies initiate and/or propose, shall require prior review and
approval by the CDD/City and CDD confirmation regarding the level of
environmental review and planning permits. As determined by the CDD, minor
changes may be approved by the CDD while major changes may require review
and approval by the Planning Commission and/or City Council, paid by the
developer.

Grading
10.

The limits of grading shall be clearly marked on the site prior to the issuance of a
grading or building permit.

Cultural Resources
11.

The developer shall submit a copy of a contract with a qualified/registered
archaeologist to conduct monitoring of all earth disturbing activities for review and
approval by the Community Development Director, before grading permit issuance.
The developer shall include this requirement in the contract for all contractors
involved with grading and subsurface work. The qualified/registered archaeologist
shall monitor all earthwork activity as described below.
a. An archaeologist shall monitor the grading or excavation of soils at the
development site in order to determine if important cultural remains are present.
Such monitoring shall begin before and occur during subsurface earth moving
activities;
b. The duration and period of archaeological monitoring of project development
activities shall be at the discretion of the professional archaeologist. At a minimum,
however, any activity that initially displaces or removes original soil from its present
context shall be monitored by an archaeologist on a continuous basis;
c. Monitoring activities such as replacing soils in trenches, redistributing
displaced soil elsewhere on the development site, or removing stockpiled excavated
soil may not require monitoring;
d. Monitoring may include the periodic sampling and screening of soils in order
to better determine if cultural remains are present; and,
e. If any cultural resources are discovered, the project contractor shall
immediately stop all earth disturbing work within a 150-foot radius of the discovery to
allow for inspection, evaluation, and potential recovery of resources by the
supervising project archaeologist, before resuming any earth-disturbing construction
activities. The developer shall also contact the Planning Department and Building060

Official as soon as work has been stopped. It may be necessary to resume grading
or excavation activities under the direction of the supervising archaeologist in order
to locate or expose cultural remains.
12.

The applicant and construction contractor ensure that paleontological resources are
not destroyed during project grading, the project proponent will include the following
measures:
a. Provide the project paleontologist with a copy of the final grading plans for
review prior to any project grading;
b. Provide for daily monitoring during grading activities by the project
paleontologist to determine if paleontological resources are encountered in
excavated areas;
c. Allow for the recovery of any discovered paleontological resources according
to a recovery plan/methods specified by the project paleontologist, including the
donation of the recovered resources to a suitable repository (museum, school, etc.);
d. If recovery occurs, ensure that the project paleontologist prepare a recovery
report that details the type of resources recovered and the repository locations
where they were taken; and,
e. Specify in the construction contract with the project grading contractor(s), that
grading personnel are to cooperate with and assist the project paleontologist during
monitoring and any recovery activities, including assisting with recovery efforts if
necessary.

13.

If human remains are unexpectedly encountered during project grading, the
actions required as identified in Condition 10 shall be implemented to effectively
preserve any human remains for proper burial.

Noise
14.

All recommendations in the Acoustic Engineering Study, prepared September 22,
2017, by Alan Goldwater, Acoustical Engineer, are incorporated as conditions of
project approval.

15.

All fences shall be designed and constructed with over-lapping fence boards with
no air gaps to reduce noise levels on adjacent properties.

Trees
16.

All recommendations in the Arborist Report dated December 2016 and revised
August 31, 2017, are incorporated as conditions of project approval.

17.

No tree removal shall occur until grading/building permit issuance.

18.

The project developer shall place a surety bond in an amount equal to the value
of the preserved trees as shown in the project Arborist Report. The surety bond
shall be deposited with the city prior to issuance of a grading/building permit for
the project. The monetary value shall be reviewed and approved by the CDD. If
damage occurs to the preserved trees during development and/or construction,
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funds will be drawn from the deposited amount. Funds remaining in the account
will be returned to the developer upon final inspection of the project.
19.

Prior to the issuance of any grading or building permits, the project arborist shall
inspect tree protection fencing and the completion of pre-construction treatments.

20.

The project arborist shall routinely inspect the development site through the term
of the project.

Landscaping
21.

All landscape irrigation shall be installed to recycled water plumbing standards as
prescribed by the Scotts Valley Water District.

22.

The landscaping improvements shall be permanently maintained and irrigated.

Lighting
23.

The final exterior lighting plan shall comply with regional dark sky policies and
shall be reviewed and approved by the CDD prior to issuance of building permit.

24.

Any pole lights installed within the project site shall use shielded light fixtures with
pole heights not to exceed 12 feet, consistent with City policies and design
guidelines. Exterior light levels are to be at the lowest level and carefully
controlled for security, aesthetics, safety and identification without interfering with
nearby land uses.

25.

All exterior building lighting, including balcony lighting, shall be designed to
integrate into the building architecture with shielded and recessed light sources
with final light fixture approval prior to the issuance of any building or grading
permit.

26.

All exterior lighting shall be the minimum necessary for security and all lighting
shall be down directed with the light source not directly visible from adjacent
properties. Where deemed necessary by the CDD light cutoffs/shields shall be
installed.

Affordable Housing
27.

Prior to the issuance of any building or grading permit, the developer shall work
with the City and execute all applicable affordable housing agreements for the
dedication of four affordable rental units as offered by the applicant.

Building Department
28.

The developer shall obtain any required grading and/or building permit(s) and
pay applicable fees.

29.

Winter grading shall require prior review and approval by the City.
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30.

The location of all soil to be exported shall be reviewed and approved by the
Building Department prior to issuance of a grading or building permit.

31.

The developer shall pay all applicable City development impact fees before
grading and/or building permit issuance.

32.

The developer shall pay school impact fees to the Scotts Valley Unified School
District before building permit issuance.

33.

All trades of electrical, plumbing and mechanical will be issued under one
building permit for said project (General Contractor permittee).
All buildings shall be designed to comply with the current codes in effect at the
time of building permit issuance.

34.
35.

The building permit plans must comply with the current California Building Code
(CBC) for water-conserving fixtures and fittings and with the CA Energy
Commission Building Energy Efficiency Standards, which includes energy-saving
fixtures and appliances to be used throughout the building.

36.

All structures shall comply with the most current California Energy Commission
Standards (Title 24).

37.

All new construction shall comply with the City’s current Green Building
Guidelines, which requires various low-impact-development and resource
efficient techniques, to the satisfaction of the CDD.

38.

Structural calculations shall be submitted and wet-signed by the Engineer of
record.

39.

Provide names of Special Inspectors with certifications as required.

40.

A soils report by a qualified geologic engineer shall be submitted with the
application for any building permits.

41.

All new utilities shall be installed underground.

42.

The developer shall comply with the City’s standard erosion control measures.
The plans submitted for a building permit must include best management
practices (e.g. erosion control practices and procedures) during construction,
which include complying with Regional Air Quality Control Board emissions for
construction equipment.

43.

Site drainage erosion control and foundation plans must be reviewed and
approved by a soils engineer.

44.

The developer shall submit a plan review letter from the project Geotechnical
Engineer confirming that the construction documents comply with the project
geotechnical engineer’s recommendations.

45.

To ensure that City requirements are met, the developer shall specify to the
Building Official the off-site disposal location of any exported soil material at a
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pre-construction meeting or before grading permit issuance. If the disposal site
is located outside the City, the site shall be a legal facility such as a licensed
landfill or permitted fill site.
46.

Developer shall submit a plan showing temporary (during construction) and
permanent erosion control measures will need to be submitted to the Regional
Water Quality Control Board (RWQCB), the agency that administers NPDES,
and the City Building Department for review and approval.

City Public Works Department- Engineering Division
47.

Engineered Improvement Plans shall be submitted for all on site and off site work
and will be approved by the Public Works Director/City Engineer. On-site and offsite (encroachment) civil engineering permits must be issued by the City prior to
commencing any work. Improvement Plans shall include any necessary grading,
drainage, masonry retaining walls, driveway, utilities, utility pole relocation,
frontage improvement and/or repair of sidewalk, curb and gutter or similar
facilities to the satisfaction of the Public Works Director/City Engineer. All
improvements shall conform to the design standards contained in text and
illustration in the "City of Scotts Valley Standard Details", latest revision adopted
by the City Council.

48.

The project shall connect to the City’s recycled water system.

49.

Pursuant to City Council action on March 3, 2010, the Applicant shall modify the
Traffic Impact Study to address the Mount Hermon Road/Scotts Valley Drive and
Mount Hermon Road /La Madrona Drive intersections to determine the additional
peak hour trips through the intersections. Specifically AM and PM peak hour
trips for Mount Hermon Road /Scotts Valley Drive and PM only peak hour trips
for Mount Hermon Road /La Madrona Drive. The study will also determine if the
additional trips will degrade the Level of Service (LOS) of the intersections. The
findings of the study will determine the amount owed for the Mount Hermon Road
traffic mitigations fair share contribution. The Applicant shall conclude this study
and pay any associated fees prior to the issuance of a Building or Grading
permit.

50.

The project shall connect to the sanitary sewer system and existing septic
systems, if any, shall be properly abandoned.

51.

Engineered improvement plans for all work, signed and prepared under the
direction of a registered civil engineer, shall be approved by the Public Works
Director/City Engineer prior to commencing work.

52.

All work in the public right-of-way will require an encroachment permit application
made to the satisfaction of the Public Works Director/City Engineer. The civil onsite work, as plan reviewed by the Public Works Department, will require an onsite civil engineering permit and inspection..
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53.

All public improvements shall be guaranteed by written Agreement with the city,
Faithful Performance Bond, and Labor and Material Bond, to the satisfaction of
the Public Works Director/City Engineer.

54.

Pre-Construction Meeting: In order to ensure that project details are
communicated to the various parties responsible for constructing the project,
prior to any disturbance on the property, with the exception of installation of
temporary construction fencing demarcating the disturbance envelope, tree
protection fencing, and silt fencing, the developer shall convene a preconstruction meeting on the site. The following parties shall attend: the
developer, the grading contractor supervisor, the project architect, the project
arborist, the project civil engineer, City of Scotts Valley Planning staff, City
Engineer and Building Inspector. The temporary construction fencing
demarcating the disturbance envelope, tree protection fencing, and silt fencing
will be inspected at that time.

55.

All signing and striping shall be approved and completed as required by the
Public Works Department, and shall be in conformance with current editions of
Transportation and Traffic Engineering Handbook, by the Institute of
Transportation Engineers, and the State Department of Transportation "Standard
Specifications".

56.

Applicant shall construct storm drain facilities in conformance with data and
analysis in the adopted City of Scotts Valley Storm Drain Master Plan, December
1989 and in accordance with the city’s SWMP Ordinance No. 184.1.

57.

Stormwater Management Plan: A registered civil engineer shall provide storm
(hydrologic and hydraulic) calculations for appropriate storm drain facilities to
control on-site drainage and mitigate off-site impacts. The design shall follow the
criteria contained in the City of Scotts Valley Standard Details and the data and
analysis contained in the latest adopted City of Scotts Valley Storm Drainage
Master Plan. Development shall not increase the rate of flow (cubic feet per
second) or velocity (feet per second) of site run-off water to any off-site drainage
areas beyond the measured or calculated pre-project rate and velocity. See the
Stormwater Technical Guide on the Scotts Valley City website for requirements
and formatting under Public Works.

58.

Impervious area must be shown on cover sheet.

59.

Applicant shall pay the cost to accomplish the utility design and construction to
underground the telephone, electric power, and television cables in each project
contained easement, private or public road frontage. This under grounding of
utilities to remove utility poles comes in addition to the state required under
grounding of transmission for the project and any new service connections.

60.

The applicant shall repair any damage caused to the City streets [or the private
roadway] by applicant or its contractors, consultants, and/or employees prior to
issuance of a certificate of occupancy. A videotape log, DVD format, clearly
showing the existing condition of [the applicable street] to the project site shall be
presented to the Department of Public Works prior to the start of construction. 065

Applicant is advised that, absent clear video evidence to the contrary, road
damage must be repaired to the satisfaction of the City prior to issuance of a
certificate of occupancy. Damage assessment will be at the sole discretion of the
City.

City Public Works Department- Parks & Recreation Division
61.

The developer shall comply with City Municipal Code Chapter 16.35, Dedication
of Land for Park and Recreational Purposes.

City Public Works Department - Wastewater Division
62.

Every sewer lateral crossing a curb line shall be marked with an “S” stamped in
the face of the curb.

Scott Valley Fire Protection District
63.

All development must comply with the California Fire Code as amended by the
Scott Valley Fire Protection District.

Scott Valley Water District (SVWD)
64.

The existing 5/8” meter serving the property must be abandoned and a credit will
be applied to the properties account for a future meter purchase.

65.

Plans submitted for building permit shall show the location of the existing 5/8”
meter to be abandoned.

66.

Every potable water meter will require a backflow device SVWD Detail 8, behind
the meter.

67.

Plans submitted for building permit shall include the following SVWD plan details:
Detail 1-Service connections; Detail 2-Meter box installation; Detail 5-Gate value
two-inch service connection; Detail 9-Fire service installation; Detail 11-Gate
value installation; Detail 12-Value box lid markings; and Detail 13-Value box
installation.

68.

All recycled water systems must be designed according to the SVWD Rules and
Regulations and must conform to the Recycled Water Irrigation Systems
Standard Notes and Details.
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BAY APARTMENTS
4627 SCOTTS VALLEY DRIVE
SCOTTS VALLEY CA, 95066
Below is a list of comments and concerns that we heard at the May ,10, 2018
Planning Commissions meeting. We have addressed item as discussed and
off the following changes for your approval once approved we will update
all plans and specification before going to city council.
1. Palm Trees at Scotts Valley drive and trees at south side yard were
considered inappropriate for Scotts Valley drive and the narrow planter area
at side yard. Greg Lewis- Landscape Architect has suggested the following
combinations of trees. Italian Cypress, Crape Myrtle, and Tristania Laurina
Elegant. Palm Trees have been eliminated from the plan and all trees are
appropriate for the climate as well as side yard concerns.
2. Concerns of Massing were addressed in the following manner.
The original plans had a 3 story building which we lowered to a 2 story
building at Scotts Valley Drive Building A. We have now lowered third
floor plate height by 1 foot now 8 foot with vaulted ceiling we also have
lowered pitch from 4 and 12 to a 3 and 12 we have now lowered the peak
height by 3 feet.
3. There were concerns regarding privacy and noise by the neighbors at the
south side yard. We have made the following changes.
Move patios and balconies creating at 10 foot set back.
from property line. Guardrails at balconies and patios will now be solid
wood 42” high Good neighbor fence between project and south neighbor has
bee changed to 2 x material solid wood doubling the thickness and
increasing height by 6”.
4. There were concerns regarding set backs. Set back at south side of
building B we moved balconies and porches creating 10 set back and
increasing planter size.
5. Concerns regarding the lack of elevator.
We feel very strongly that this project dose not need and we know by code
dose not require an elevator, Please consider the following.

067

A, We are trying to build a unique apartment complex that dose not feel like
an apartment complex we are building apartments homes. We want
individual tenants to be able to have privacy that an elevator type
configuration would not allow.
B, Elevation of the current site would make a central corridor or elevator
extremely difficult if not impossible or would require more then one
elevator.
We are offering an extra affordable unit above and beyond the current code
or standards we can not do this if we redesign project and add cost for
elevators. With Building A being reduced to 2 stories two thirds of the
project is under 2 story and a total of 7 units are ADA accessible. There are
only 5 units on third story.
We thank you for your consideration and comments and feel that your input
has created a better project for all. We look forward to its approval as we
need workforce housing greatly in our community.
Thank you
Bay Apartment Team
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Agenda Item No. 4
5/10/18 PC Mtg.

City of Scotts Valley
PLANNING COMMISSION
STAFF REPORT
Date:

May 10, 2018

Applicant /
Property Owner:

Larry Abitbol

Applications:

General Plan Amendment GPA17-001, Zone Change ZC17-001,
Planned Development PD17-001, Design Review DR16-006, and
Environmental Assessment EA17-002

Location:

4627 Scotts Valley Drive / APN 022-082-34 and 35

General Plan / Zoning:

Service Commercial / C-S

Environmental Status:

Negative Declaration.

Request:

Consideration of a General Plan Amendment (GPA), Zone
Change, Planned Development Zoning and Permit, and Design
Review application proposing the construction of 19 new
residential apartment units in two buildings on a 0.93-acre site in
the C-S, Service Commercial General Plan and Zoning District.
The project proposes four units in a two-story building facing
Scotts Valley Drive and 15 units in a three-story building centrally
located on site.

Staff Planner:

Scott Harriman, Consulting Planner, (650) 587-7300 x66
sharriman@rgs.ca.gov

STAFF RECOMMENDATION
Staff recommends that the Planning Commission provide comments and direction on the
proposed residential development, including: 1) the requested General Plan Amendment and
Zone Change from Service-Commercial to Residential, Very-High for a 100% residential
development, 2) the proposed Planned Development Zoning and requested exceptions to
parking aisle dimensions and number of stalls, building height, building setbacks and site
coverage, and 3) Design Review for the project’s site and architectural design.
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4627 Scotts Valley Drive

Planning Commission Staff Report

May 10, 2018

BACKGROUND
This development proposal represents over a year of preliminary review by the City. The
project site, owned by Larry Abitbol, the applicant and owner of Bay Photo, whose
international headquarters is located nearby, across Scotts Valley Drive. A formal application
for the site, in the C-S, Service Commercial General Plan and zoning district, was first
submitted in January 2017.
The original project proposed two three-story buildings; Building A, facing onto Scotts Valley
Road with commercial and office on the first and second floor, and three residential units on
the second and third floors. Building B, proposed 15 residential apartment units.
In October 2017, a revised project was submitted reducing Building A from three stories to
two stories providing four apartment units and eliminating all of the commercial and office
components. Building B remains substantially unchanged with 15 apartment units. The
applicant is requesting a General Plan Amendment and Zone Change to allow a 100%
residential development.
The applicant has indicated that the objective of the project is to create housing opportunities
for Bay Photo employees. The applicant has expressed difficulties in attracting and retaining
employees due to the lack of housing, particularly affordable workforce housing. According
the applicant, the close proximity of Bay Photo operations to the project site, makes it an
ideal location for workforce housing.
The project site is located within the City’s Redevelopment Plan Area, which requires at least
15% of the housing units to be designated as affordable units. Therefore, of the proposed 19
units, the project is required to provide two (2) units and pay in-lieu fees of 0.85 of a unit. The
sale and resale prices are restricted over a 55-year period to provide housing opportunities to
qualifying first-time-buyer households.
The income-levels of the units requires review and recommendation by the City Council
affordable Housing Subcommittee. Before City Council review, the applicant shall submit the
proposed income-levels for the proposed two (2) and 0.85 of a unit for review by the City
Council Affordable Housing Subcommittee for recommendation to the City Council.
SITE AND PROJECT DESCRIPTIONS
The project proposes to redevelop a 0.93-acre site, currently used as a fully paved and
landscaped parking lot, for a residential apartment development totaling 19 units within two
buildings, and associated parking and landscape site improvements.
Building A, is a proposed two-story, four-unit residential building, 28-feet in height, with front
facing patios/balconies projecting approximately 11-feet from the front Scotts Valley Drive
property line.
Building B is a proposed three-story, 15-unit residential building, centrally located on the site.
Building B is approximately 40-feet in height, requiring a height exception from the 35-foot
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4627 Scotts Valley Drive

Planning Commission Staff Report

May 10, 2018

height limit, with ground level patios and second and third floor balconies on the north and
south elevations. Second and third floor balconies on the rear elevation are setback nine feet
from the northern property line, which requires an exception for reduced side yard setbacks.
Proposed site improvements include 40 parking stalls, a detached trash/recycling storage
building behind Building B, irrigated landscaping, and storm water retention basins. An
exception to the parking aisle dimension standards and a reduction of two parking stalls is
requested as part of the PD Zone and Permit. The proposed development and site
improvements result with an impervious site coverage of 74.5-percent, which requires an
exception to the 55-percent residential site coverage standard.
The site contains two existing driveways; one along the Scotts Valley Drive frontage and one
onto Civic Center Drive to the west. The site has a moderate slope of approximately sixpercent along the central portion of the site, with steeper slopes of approximately 15-percent
on the driveway leading up from Scotts Valley Drive. The driveway up to Civic Center Drive
would be retained as existing. Pedestrian access to Civic Center Drive would be difficult due
to the site’s slope, narrow flag lot style configuration and significant tree coverage.
The project site is encumbered with a parking and access easement in favor of the Scotts
Valley Water District office, which is located at the northwest corner of the site. The project
site also has a number of utility easements along the southern property line.
Existing land uses on adjacent parcels include a public utility switching facility to the south,
the Scotts Valley Water District building to the west, and an existing commercial dive shop to
the north. All public utilities necessary to serve the proposed development are available to the
site.
PROPOSED ENTITLEMENTS
The project requires the following planning permits:
1. General Plan Amendment – to amend the property from Commercial to Residential
2. Zone Change – to change the property from Commercial to Residential
3. Planned Development Zoning – to establish specialized development standards that
reflect exceptions from the proposed R-VH residential zoning regulations
4. Design Review / Planned Development – to evaluate the architecture and related site
improvements.
DISCUSSION AND ANALYSIS
The project is requesting a General Plan Amendment (GPA) and Zone Change (ZC) from
Service Commercial to Residential, Very-High Density, a Planned Development Zoning and
Permit (PD), Design Review (DR), and Environmental Review. The following sections provide
-3-
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an analysis of the relevant planning, entitlement and environmental issues associated with
the proposed project.
General Plan Amendment
The project site is located on Scotts Valley Drive which is one of two primary commercial
corridors in the City of Scotts Valley. A majority of the properties along Scotts Valley Drive
are designated Service Commercial (C-S). The site is currently designated Service
Commercial (C-S) which provides for retail stores and shops, food and motel/hotel
establishments, services such as printing shops and electrical repair shops, heating and
ventilating shops. Mixed use (Commercial with Residential) is also permitted in the C-S
district, provided that adjacent uses are compatible and the residential use is secondary to
the retail use. The project is requesting a General Plan Amendment to allow the site to be
developed solely as residential.
The project is requesting a GPA to R-VH, Residential Very High-Density. The General Plan
density range for R-VH, Residential Very High-Density development is 15.1 - 20 units per
acre. The proposed 19-unit project represents a residential density of 20 units per acre.
Overtime a development pattern has emerged along the west side of Scotts Valley Drive as
parcels have changed their land use designation from Commercial to Residential. The pattern
typically maintains a Commercial presence along Scotts Valley Drive and the area behind the
Commercial property is converted to Residential. The project as proposed would introduce
residential uses directly onto the Scotts Valley Drive commercial corridor that would represent
a change that may not be consistent the existing development pattern established in areas
designated C-S, Service Commercial in the General Plan. Implications of the proposed
changes on neighboring properties are discussed in the Zone Change section below.
Residential land uses are sensitive to noise and privacy and require additional buffering and
setback from commercial parcels. Placing a residential development with a reduced side yard
setback, between two commercial parcels could potentially create land use conflicts with any
future development or redevelopment on the neighboring commercial sites, unless particular
attention is provided through a careful site planning process.
The General Plan states that when considering a General Plan Amendment, the City Council
must find that the project is in the public interest. In considering the requested General Plan
Amendment, a fundamental determination to be reached is whether a multi-family residential
use is appropriate in close proximity to a major commercial corridor. If not, then the existing
General Plan and land use pattern would apply with commercial uses fronting and taking
access from the commercial corridor and residential use, being secondary, and taking access
from Civic Center Drive. If it is determined that multi-family, very high-density uses are
appropriate in close proximity to the commercial corridor, then the question becomes what
development and design standards should apply.
Zone Change
The existing zoning on the project site is C-S, Service Commercial. This district is designed
to create and maintain areas accommodating city-wide and regional services that may be
-4-
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inappropriate in neighborhood or pedestrian-oriented shopping areas and which generally
require automotive access for customer convenience, servicing of vehicles or equipment,
loading or unloading, or parking of commercial service vehicles. C-S zoning district also
allows for multiple-family dwellings located either above the ground-level commercial use or
at ground level at the rear of a commercial space.
The project proposes to change the zoning of the site to Residential Very High-Density (RVH). The R-VH zoning classification is designed to provide areas for apartments,
townhouses, condominiums and similar developments with open space and other amenities
which will enhance the living qualities of the development and promote the housing goals of
the General Plan.
The C-S, Service Commercial and the Residential, Very High-Density zoning districts have
different development standards relating to allowable land uses, building placement, setbacks
and site coverage. The following section is a discussion of their interrelationship when
adjacent to one another.
Effect of Zone Change: The minimum front yard setback in the C-S zoning district is 20-feet,
which is intended to provide adequate setback from major roadways that provide vehicle and
truck access to the site. Multi-family residential is conditionally permitted in the C-S zoning
district, if there are located above and behind the primary commercial use and are set back
a minimum of 20-feet from the commercial corridor.
The minimum front yard setback in the R-VH zone is ten feet, which is intended to preserve
as many of the desirable characteristics of one-family residential districts as possible while
permitting higher densities. As currently proposed, the project would locate residential patios
and balconies of the Building A units approximately 11-feet from the property line with Scotts
Valley Drive. An acoustical study was prepared for the proposed development that analyzed
vehicle noise levels of Scotts Valley Drive, and proposes construction materials and
techniques that reduce interior noise levels within the units to less than significant levels.
However, locating multi-family residences with front doors and balconies facing and in close
proximity to Scotts Valley Drive may not be a desirable condition for residences nor
consistent with the existing development pattern of the area. Typically R-VH properties are
located in residential areas and front onto residential streets that do not have elevated noise
levels.
Neighboring commercial properties would retain the existing C-S, Service Commercial zoning
designation, which allows commercial structures, with building heights up to 35-feet, to be
located with no side yard setback, except when located next to a residential land use. Where
a C-S zone adjoins any residential zoning district, a solid wall or a fence, vine-covered fence
or compact evergreen hedge six feet in height is required be located on the property line
(except in a required front yard). In addition, a minimum of five feet adjoining the property
line shall be landscaped with plant material and permanently maintained when such
landscaping is necessary to insure privacy or to screen views.
If the requested zone change were approved, the proposed residential development would
cause the imposition of an increased side yard setback on the neighboring commercial
properties and a five-foot landscape-screening requirement. In comparison, the proposed
-5-
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residential project, as currently designed, provides less than three-feet for landscape area
adjoining the property line to insure privacy for future residents from the existing neighboring
commercial property to the north.
PLANNED DEVELOPMENT ZONING
According to the General Plan, the purpose of Planned Development Zoning is to “provide
the means to tailor zoning regulations and to apply specific standards for the development of
a particular site. This process enables the City Council to consider the unique characteristics
of a site and its surroundings to better implement the citywide objectives, goals and policies
of the General Plan and to provide site-specific development standards. Anytime Planned
Development zoning is utilized, the standards established for the zoning district, which
reflects the General Plan designation are tailored as part of a General Development Plan.
Tailored zoning regulations include, but are not limited to, site intensities, location, height,
coverage and appearance of structures.”
The Zoning Code requires every Planned Development District to be combined with an
alternative base zoning district. In this case, the alternative base zone requested for this
development is the Very High Density Residential District (R-VH). The project is requesting a
Planned Development to establish specialized development standards that reflect exceptions
from the proposed R-VH residential zoning regulations to accommodate the proposed
residential development.
The project is requesting development exceptions through the PD, Planned Development
permit process for: 1) increased building height; 2) increased site coverage; 3) reduced side
yard setback; 4) reduction in the drive aisle dimension; and 5) reduced number of parking
stalls.
The following table describes the projects compliance with the R-VH, zoning standards and
the requested development exceptions.
R-VH, Very High-Density Residential Standards
Standard

Required

Proposed

Compliance

1 unit per 2,100sf of lot
area

40,637 / 2,100=19 units

Yes

Setbacks - Front

10-feet

11-feet

Yes

- Rear

25-feet

45-feet (from Bldg B to adjacent

Yes

- Side

14.5-feet (10% of lot width)

9-feet

No

55% max

74.5%

No

Height

35-feet

40-feet

No

Fence

6-foot adjacent to
residential

6-foot redwood fence

No*

Density

Site Coverage

Water District property line)
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Trash Disposal

Adequate/Screened/Accessible

One trash collection area, uphill, at
rear of site. Conveniently accessible
to Building A subject to review.

See trash
collection
section below

Parking: Count

42

40

No

20-feet x 9-feet

18-feet x 9-feet

No

26

24

No

Dimension
Aisles

* Easily corrected with revised fence detail.

As shown in the table above, the project does not comply with all of the base R-VH zoning
standards and therefore the applicant is requesting Planned Development approval to
provide adjustments from the base zoning standards to accommodate the proposed
development. The requested exceptions are discussed in the Design Review / Planned
Development Permit section below.
DESIGN REVIEW / PLANNED DEVELOPMENT PERMIT
The Design Review process requires architectural and site plan review for all structures by
the Planning Commission. The Design Review process is established to carry out the
objectives of the City's General Plan and related zoning regulations and to ensure that
permits for construction as set out hereinafter will be carried out in a manner which is not
detrimental to the surrounding uses and is consistent with the overall planning goals of the
city. The building design is finalized at the Planned Development permit stage.
Architectural and Site Plan Design Review is required for all (new) structures in the R-VH
zoning district and as part of the Planned Development rezoning subject to design criteria
specified in Section 17.50.030. A project’s architectural and site details must be found to be
consistent with the following design review criteria:
1. The siting of any structure on the property as compared to the siting of other structures
in the immediate neighborhood;
2. Materials, colors, proportion, mass and detail. All structures shall be in good
proportion, have simplicity of mass and detail and be compatible in appearance with
surrounding structures. There shall be an appropriate use of materials; colors shall be
appropriate within the context of use and should blend with surrounding structures;
3. The size, location, design, color, number, lighting and materials of all signs and
outdoor advertising structures. No sign shall be approved in excess of the maximum
limits set by this title, but the size or number of signs in any area subject to design
control may be reduced below this maximum number or limit;
4. Landscaping and Irrigation. Landscaping and irrigation plans shall be required on the
site. Landscaping shall be in keeping with the character or design of the building.
Existing trees shall be preserved wherever possible.
-7-
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5. The size, location and arrangement of on-site parking and paved areas;
6. Ingress, Egress and Internal Traffic Circulation. All the above factors shall be related to
the setting or established character of the neighborhood or surrounding area.
7. Height and access to sunlight, setbacks, landscaping and use of materials for
articulation and visual relief for fences and walls over eight feet tall or fences over
three feet tall in front yards when across from Hwy. 17.
8. Arbors in front yards, over twenty square feet in roof area or between eight and ten
feet in height: the design compatibility with the main structure and structures in the
neighborhood, the mass and scale of the arbor, line of sight visibility for pedestrians
and motorists in addition to other applicable standards of this section.
Building architecture and site design: Both buildings, A and B, incorporate vertical board
and batt wood exterior siding with natural earth tone body colors. Medium dark brown, heavy
trim tab, composition roof shingles are proposed on both buildings. Medium tan Eldorado
stone base is proposed along ground level patio walls and as wainscot on each building. Both
buildings incorporate roof dormers, eave brackets, and wall shingles on gable roof ends.
Residential wood or vinyl windows and doors are proposed with wood trim.
Steel stairway systems with precast treads and landings are proposed on the exterior of both
buildings. Second and third floor balconies utilize open-rail steel guardrails and columns. The
open-rail system allows views from off-site into balconies that may reduce privacy for
residents as well as visual concerns from off-site locations if balconies are used for storage.
A semi-solid second floor wood balcony railing is proposed on the front of Building A to
increase residential privacy and reduce views of items on balconies from Scotts Valley Drive.
Building A is oriented with front doors, patios and balconies facing directly onto Scotts Valley
Drive. Covered patios and second floor balconies are located 11-feet from the front property
line. The building pad for Building A is cut into the site and includes perimeter landscaping
and a retaining wall of approximately 6-feet in height located three feet behind the rear of
Building A. The site’s front slope along the Scotts Valley Drive frontage creates the need for
an accessible ADA ramp to achieve the five to six-foot elevation change from the public
sidewalk up to the ground floor level of Building A. The ADA ramp is screen by a seven-foot
wide landscape strip within the public right-of-way. Cross-sections of Building A, the ADA
ramp, and the public sidewalk are shown on the project plans, Sheet A2.
Building B would be located on the central portion of the site, which has a moderate slope of
approximately four and one half percent (4.5%). To accommodate the slope without
significant site grading, Building B is designed with three grade breaks that step the building
up the site totaling approximately five feet across the buildings 110-foot length. Cross
sections of Building B are included on Sheet A4 of the project plans.
Building B provides two ADA accessible apartment units and three adaptable units on the
ground floor. Therefore, an elevator is not required for access to the ten units on the second
and third floors. Exterior, ground level patios and, second and third floor balconies are
situated on the north and south elevations. Building B does not have a distinctive front
077
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architectural façade or design feature that provides a primary focal point or building entry.
The two major façades of the building look and function the same with four sets of precast
stairways and balcony systems that attach to the building’s rectilinear exterior. The ground
level facades that face the parking area and rear walkway, feature five-foot high patio screen
walls composed of a matching Eldorado stone base, topped with decorative lattice. Projecting
gable roof elements provide cover for the four attached steel stairway systems on the front
and rear elevations providing articulation to the exterior elevations.
The applicant team has indicated that the four exterior stairways limits access to units
vertically, increasing privacy and eliminates the motel-style access that has tenants walking
past neighboring units. The applicant also indicated that the four exterior stairways provide
efficient access to upper floors and eliminates the need for an elevator.
Staff has expressed concern throughout the review process that a three story building of this
scale would benefit from having a front entry feature, lobby or central core and has
recommended including an elevator in the proposed development. As currently proposed,
access to the rear stairways is along a narrow and isolated walkway that some tenants must
take to get to their front door. The walkway behind building B is nine-feet wide, flanked on
both sides with landscape strips, with a six-foot high property line fence on one side and fivefoot patio screen walls and three-story building on the other.
In addition, the width of the stairway treads are three feet wide, with a stacked switch-back
design, which may be difficult to navigate to upper floors with larger or heavy items, or for
two-way use. The stairway-access design may also isolate tenants and reduce interaction
with neighbors. Neighboring second and third floor tenants would have to descend two or
three flights of stairs and then ascend another set of stairs two or three floors up to meet.
Staff is requesting Planning Commission input and direction on the project’s architectural
design.
Additional Design Note: Plans for Building A show the two ground floor units labeled
“live/work” and include a front office space and full bathroom, which could also be used as
bedrooms. Scotts Valley does have not have specific zoning or design standards for live/work
units, such as parking, signage, use regulations, etc., nor does the project propose such
standards, therefore, for the purpose of this review, the live/work rooms are considered
bedrooms and limited to those activities permitted as a home occupation.
Height: Building A is two stories and 28 feet in height, which is consistent with the R-VH,
Very High-Density Residential height limitation. Building B is three stories and has a
proposed ridgeline height of 40-feet, which exceeds the 35-foot height limit of the R-VH
zoning district. The two north-facing exterior stairway gabled roofs on Building B are
approximately 35 and 38-feet in height and extend approximately seven and one half-feet
from the north property line. The increased building height would be an exception and require
City Council authorization through the Planned Development Permit.
The applicant has stated that the additional height is necessary to allow for nine-foot interior
ceiling heights for the apartment units and to maintain a 4:12 roof pitch. Apartment units on
the third floor would have vaulted ceilings that extend from nine feet at the exterior walls to
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17-feet along the interior central ridgeline. The applicant has stated that the additional interior
room height and vaulted ceilings will create a more open and desirable interior than the
minimum ceiling height. In review of proposed floor plans, much of the interior space on the
third floor that would have 17-foot ceiling heights are shown as bathrooms, kitchens, and
closets, which are typically smaller scale rooms (with features within arms reach) that would
not necessarily benefit from 17-foot tall vaulted ceilings.
Staff is seeking Planning Commission input on the proposed building height exception.
Front yard Setback: The minimum front yard setback in the C-S zone is 20-feet, which is
intended to provide adequate setback from major roadways that provide vehicle and truck
access to the site.
The minimum front yard setback in the R-VH zone is ten feet, which is intended to preserve
as many of the desirable characteristics of one-family residential districts as possible while
permitting higher densities. When implemented in the C-S zone, mix-use project5s are
intended to be above and behind the primary commercial uses, set back a minimum of 20feet from the commercial corridor; not necessarily utilizing a residential front yard setback of
ten-feet, as currently proposed. Typically R-VH properties are located in residential areas
and front onto residential streets.
Staff is requesting Planning Commission input and direction on the project’s proposed front
yard setback from Scotts Valley Drive.
Side yard Setback: The minimum side yard setback in the R-VH district is ten (10) feet or
ten-percent (10%) of the lot width, whichever is greater. In this case, the project site has a lot
width of 147-feet, therefore the side yard setback is 14.7-feet. The project proposes covered
patios and balconies on Building B that extend into the required side yard with a proposed
setback of nine feet from the north side property line. Establishing a reduced side yard
setback would be an exception and require authorization through the Planned Development
approval.
Staff is seeking Planning Commission input and direction on the request for reduced side
yard setback.
Site Coverage: Site coverage is defined as the percentage of site area that may be covered
by impervious surfaces, including all structures, open or enclosed or projections of
structures.
The maximum allowable impervious site coverage in the R-VH zoning district is 55-percent,
which allows landscaping and other open space areas to occupy the remaining 45-percent of
the lot. Project plans indicate a site coverage of 74.5-percent, which exceeds the maximum
allowable site coverage. Project plans also identify 5.7% of the site area for permeable
parking lot pavers. Effectively increasing the area of the lot that is not available for
landscape planting to 80.2% of the site. The project proposes a landscape area of 19.8percent. Establishing the higher site coverage would be an exception and require approval
through the PD permit process.
-10-
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Staff is seeking Planning Commission input and direction on the request for increased site
coverage.
Landscaping: The project proposes irrigated landscaping interspersed throught the site
including a variety of ground covers, vines, and medium height bushes. Planting areas
surround the two residential buildings and along the perimeter of the site. Many of these
landscape areas are narrow, in the range of three to five feet. Planter edges along parking
stalls are also used vehicle overhangs, which reduce the possibility of these areas for shrubs
or screening. Two bioretention swales would be located on both sides of the driveway from
Scotts Valley Drive.
Overall, the project proposes approximately 20-percent of the site area for landscaping,
which is a result of the request to increase impervious areas on site from 55-percent to 74.5percent.
Staff is seeking input from the Planning Commission on the proposed landscape plan.
Lighting: The project proposes five 12.5-foot pole light fixtures along the southern property
to illuminate the parking areas. Three 16.5-foot light poles are proposed at the front and rear
driveways. Wall-mounted area light fixtures and soffit lighting is proposed on Building A; and
42” bollard walkway lighting and wall-mounted area lights area proposed surrounding
Building B. Preliminary plans do not yet include photometric studies or detailed specification
sheets for proposed light fixtures. Exterior lighting details will be reviewed as part of a future
design review.
Private outdoor space: Pursuant to Section 17.09.040(F), each dwelling shall have private,
usable outdoor space, i.e. decks, balconies, yards, or patios of one hundred square feet per
residential unit. If the design is not suitable for private open space, usable common open
space may be provided two hundred square feet per residential unit if approved by the
Planning Commission.
In this case, each unit in Building B includes a useable outdoor deck space that exceeds the
minimum 100-square foot requirement. Building A’s front facing balconies and ground level
patios have been identified in the project’s noise study to exceed the maximum 60 dBA noise
limit for useable outdoor areas. However, a 910-square foot common outdoor area is
provided behind Building A, which exceeds the minimum 200-foot area for each of the
Building A units. Therefore, the project can be considered in compliance with the residential
useable outdoor space requirements.
Trash Enclosure: A single trash and recycling building is proposed to serve all 19 residential
units. The trash enclosure would be located behind Building B, which may not be
conveniently situated for tenants of Building A. The trash building has been enlarged in size
following the initial staff review, however an alternative, more centralized, or a second trash
collection area has not been included in the proposed plan.
Staff is seeking Planning Commission input on the adequacy of the trash enclosure location.
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Perimeter Fencing: A new six-foot high wood fence is proposed along the north property line
separating the new residences from the existing commercial property. The fence detail shown
on Sheet A4, depicts a wood fence with 1-1/2 inch air gaps between vertical fence boards.
The open wood fence design may be proposed to increase the visual openness within the
narrow walkway behind Building B. A typical fence detail for use between a commercial and
residential boundary includes a six or eight-foot high solid wood design with over-lapping
fence boards and no air gaps to provide greater sound attenuation and privacy. Revisions to
the fence plan, if so determined, can be easily accomplished.
Trees: An arborist report, dated December 2016 and amended on August 31, 2017, was
prepared for the proposed development which evaluates 29 “protected” trees associated with
the proposed development including 12 Coast Live Oaks, 6 Coast Redwoods, 7 Monterey
Cypress, 3 Eastern Redbuds and 1 Strawberry tree. 22 of the 29 protected trees are located
on the project site and six protected trees are located on immediately adjacent properties with
canopies that over-hang the project site.
The arborist report, included in Attachment 3, states that of the 29 “protected’ trees evaluated
for the proposed project, 22 are rated suitable for retention in a development project,
exhibiting any combination of fair or good health and structure. Seven trees were rated not
suitable for retention due to poor health or containing significant structure defects. The project
proposes to remove a total of 23 protected trees, including the seven trees rated in poor
condition and 16 trees rated in fair or good health and condition that would be removed due
to construction impacts associated with the proposed development. The arborist report
provides an appraised valuation of $71,410 for the six trees (five Coast Redwoods and one
Coast Live Oak) that would be retained and protected during any construction activities.
Preliminary landscape plans propose a total approximately 44 replacement 15-gallon trees;
approximately 34 of which are Mexican Fan, Windmill and Dracaena palm trees. Palm trees
are not listed in the City’s “Trees species that perform well in Scotts Valley” reference
document. Preliminary staff comments to the applicant have expressed concerns that the
size, scale and appearance of the various palms trees proposed throughout the project site
are not consistent with the community’s natural mountain character or suitable as the primary
replacement species for the loss of nine healthy Live Oak trees and five Monterey Cypress
trees. The use of few larger-scale accent palm trees may be appropriate, however staff is
concerned that 34 15-gallon palms trees will not create significant visual appearance, provide
significant shade coverage or provide any air filtration benefit afforded by other native tree
species.
Ten coral bark Japanese maple trees are also proposed along the north property line behind
Building B in the three-foot perimeter planter strip adjacent to the perimeter fence line. Staff is
concerned that the Japanese maple trees, although listed as a tree that performs well in
Scotts Valley, are noted for their broad, 15 to 30-foot wide, branch structure. A three-foot
wide planter adjacent to narrow nine-foot wide walkway, as proposed, may not be sufficiently
wide to accommodate this tree species. Additional, Japanese maple trees are deciduous and
may not be ideal to provide year-round screening separating the proposed residential
property from the existing adjacent commercial property.
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Staff is requesting Planning Commission input and direction on the proposed tree removal
and replacement plan.
Traffic Analysis: In January 2017, a Traffic Impact Analysis (TIA) was prepared by Pinnacle
Traffic Engineering for the original project that proposed commercial and residential uses on
the site. As part of the project’s current proposal, Pinnacle Traffic Engineering has prepared a
supplemental trip generation and parking analysis, dated September 26, 2017. The
supplemental traffic analysis provides updated information based on the current project
proposing 19 residential apartment units, with no commercial or office uses proposed. The
report also provides an analysis of the number of parking stalls proposed, and the proposed
parking stall and drive aisle dimensions, which vary from the city’s parking standards. The
supplemental TIA is attached to this report.
Trip Generation: The 19 residential apartments, based on data contained in the Institute of
Transportation Engineers (ITE) Trip Generation Manual (9th Edition), is anticipated to
generate 10 - A.M. peak hour trips (2 in, 8 out) and 12 - P.M. peak hour trips (8 in, 4 out), and
a total of 126 daily trips. The report concludes that the proposed residential apartment project
will not significantly impact local traffic.
Parking: The project proposes 40 on-site parking stalls for the 19-unit development. The City
of Scotts Valley parking standards for the 19 unit multi-family residential development
requires 42 parking stalls - 2 per unit (38 stalls), plus one guest stall for each 5 units (4 stalls).
Therefore, as proposed, the residential project has a deficit of two (2) stalls. The project site
contains a parking easement in favor of the Scotts Valley Water District that preserves nine
stalls along the southern property line for exclusive use by the Water District. These nine
stalls are not included as available or shared in the parking evaluation of the 19-unit project.
The project TIA provides an evaluation of parking standards from other public agencies of
similar size, which indicates that not all agencies require guest parking and that the number
of stalls required per bedroom also varies. For example, the TIA reports that the parking
requirements for the Cities of Santa Cruz and Salinas, are 38 stalls for a 19 unit multi-family
development made up of 2 and 3 bedroom units (no guest stalls required); and the City of
Gilroy, which would require 35 total stalls, based on a standard of 1.5 stalls per 2 bedroom
unit, 2 stalls per 3-bedroom units and 4 guest stalls.
While evaluating the project it was noted that the project has several unique characteristics
that could affect the number of needed parking spaces. The first is that the site has access to
Civic Center Drive which allows for some overflow parking onto a public street, second is that
Bay Photo and other workplaces are nearby, and third is the site’s location along a major bus
corridor and the presence of secured on-site bicycle parking provides additional alternative
transportation options to potentially reduce a resident’s dependence on vehicle ownership.
These site characteristic and project features may be sufficient to allow a reduction of two
parking stalls.
Staff is seeking Planning Commission input on the requested parking reduction.
Parking Dimensions: The project also requests modifications from the City of Scotts Valley
parking stall and aisle dimension standards. The City’s full size parking stall dimensional
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standard is 20-feet in length and nine-feet in width, exclusive of aisles and access drives. City
code allows for a 17-foot stall depth with a three-foot vehicle overhang. Compact parking
spaces shall not be less than 16-feet in length and nine-feet in width. 20-percent of the stalls
may be compact. The two-way drive aisle width requirement between rows of parking stalls is
26-feet. Therefore, the City standard parking “module” for two parking rows and travel aisle is
66-feet (20’+26’+20=66’).
The project proposes full size parking stall dimensions of 18-feet in depth (16’+2’ overhang)
and nine feet in width. The two-way travel aisle is proposed with a width of 24-feet. The
parking “module” for the projects two parking rows and travel aisle, as proposed, would be
60-feet (18’+24’+18’=60’).
The image at the right shows the basic 90-degree, two-way parking lot
design. The parking “module” is represented in this graphic as the total
width of the two parking rows and the aisle width.
The TIA provides parking stall and aisle dimension standards from
other similarly sized cities, as examples on how jurisdictional standards
vary based on community trends and expectations. Many cities utilize
a parking dimension standard of 18-foot deep and 8.5-feet in width with
travel aisle widths from 24 to 26 feet. The TIA notes that a wider
parking stall dimension, such as nine-feet as required in Scotts Valley,
facilitates earlier back out turning movements, which may allow a
narrower drive aisle.
Scotts Valley parking stall dimensions were designed intentionally to accommodate larger
vehicles, which have inherently larger maneuvering requirements. Hence, the 20-foot deep,
nine-foot wide parking stall dimensions with a 26-foot travel aisle standard. Also, Scotts
Valley parking lot design criteria discourage the use of “wheel stops” stating a preference for
continuous curbs and expanded width sidewalks or planter beds to accommodate vehicle
overhang areas. The applicant should consider widening the sidewalk by two-feet at west end
of Building B to accommodate the vehicle overhang for the five compact stalls shown there
and eliminating the wheel stops.
The TIA notes that the 19-unit project has relatively low trip generation and can be
accommodated with the proposed parking stall and aisle dimensions. It should be noted that
any increase in the parking stall depth or aisle dimension would result in a proportional
decrease in the side yard landscaping or building size. Staff also notes that proposed parking
lot, with a reduced drive aisle dimension, could be noticeably smaller than other parking lots
in the community, and require slower and more precise turning movements. Larger vehicles
that extend into the drive aisle, by virtue of a vehicles size or operator error, would further
reduce the drive aisle width, which could result in restricted vehicle maneuverability.
Residents of the development would have to adapt to the proposed parking design.
Staff is requesting Planning Commission comments on the proposed parking plan, including
the reduction of two spaces and reduced stall depth and aisle width.

-14-
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ENVIRONMENTAL DETERMINATION
A Negative Declaration was prepared for the proposed development consistent with the
requirements of the California Environment Quality Act. No significant project related
environmental impacts were found to be present that were not reduced to less than
significant levels. The Negative Declaration was circulated for 20 days as required, from April
16, 2018 through May 7, 2018. No public comments have been received.
PUBLIC NOTICE & COMMENT
A public notice was posted on site and mailed to surrounding property owners within 300 feet
pursuant to State law. No comments have been received.
FINDINGS AND CONCLUSION
As a study session, this report does not include a resolution and request for action other than
to provide input and direction on the proposed project. Staff will come back to the Planning
Commission at a subsequent hearing with a formal recommendation, which will be forwarded
to the City Council for action on the requested General Plan Amendment and PD, Planned
Development Zoning and Permit.
In summary, the project is requesting a General Plan Amendment that would change the use
of the site from commercial to residential. As part of the land use change, the project is also
requesting a number of exceptions through the Planned Development Permit process to
increase the building height and allowable impervious site coverage; and reduce the side
yard setback, parking drive aisle dimensions and the number of parking stalls required.
Individually, any one of these requested exceptions may be considered acceptable within a
particular design scenario. However, all these requested exceptions in the context of a
project at the high end of the density range, may be seen as exceeding the site’s
development potential.
In addition, the project’s three story building design with access to upper floors limited to
narrow exterior stairways and no elevator and a narrow walkway at the rear of the building
may not be considered ideal design features.
Development Options and Alternatives: The City of Scotts Valley is currently in the
process of updating its General Plan. An option would be to direct the applicant to participate
in the General Plan update process and submit a development proposal that conform to
policies, programs or actions that may be adopted with the General Plan update. It should be
noted that a General Plan update is typically a lengthy process.
If it is determined that the project could be redesigned or reduced in scale to better address
the existing development pattern of the area, such as placing the commercial uses within
front portion of the with residential uses on the back portion of the site, the Planning
Commission could provide input and direction on the project and continue the item allowing
the applicant an opportunity to prepare revised plans.
084
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If it is determined that project’s proposed multi-family, high density residential land use along
with the proposed site and architectural design, and development standards are appropriate
for the site and surrounding neighborhood as proposed, the Planning Commission could
direct staff to prepare a resolution for approval. The recommendation would then be
forwarded to the City Council for consideration.
If it is determined that the issues associated with the proposed project are not adequately
addressed; or that the General Plan Amendment or Zone Change is not appropriate for the
site; or that the development is not well designed for the location, the Planning Commission
could direct staff to prepare a recommendation of denial. The recommendation would then be
forwarded to the City Council for consideration.
Staff is seeking Planning Commission input and direction on the proposed project and
requested General Plan Amendment, Zone Change, Planned Development District and
Permit, and Design Review.
ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.
8.

Location Map................................................................................................. 17
Project Plans*...................................................................................... Attached
Arborist Report (08/31/17) ............................................................................. 18
Acoustical Engineering Study (09/22/17) ...................................................... 57
Preliminary Stormwater Control Plan (09/13/17) ........................................... 69
Traffic Impact Analysis (01/4/17) & (09/26/17) .............................................. 80
Draft Initial Study (04/16/18)........................................................................ 114
*Please note that the project plans are provided in the Planning Commission packets. However,
the project plans and file are available for public review in the Planning Department MondayThursday 8AM-12PM, or by appointment, at City Hall, One Civic Center Drive, Scotts Valley.
Please call the Planning Department at (831) 440-5630 if you have any questions.

-16-

085

Subject Site – 4627 Scotts Valley Drive

086

ARBORIST REPORT- Amended Version- 8/31/17

Preliminary Tree Inventory & Assessment for:
Mixed Use Housing Project – Scotts Valley
SCOTTS VALLEY DRIVE – APN 022-081-34 &35

December 2016

Prepared for:
Larry Abitol
Scotts Valley Housing LLC
505 Ironwood Drive
Soquel, CA 95

087

Note: This report was amended to in response to City Comments Letter dated 8/24/2017.

Table of Contents
Introduction & Overview……………………………………………………………….…...............2
Assignment/Scope of Services…………………………………………………………………..2-3
Tree Evaluation and Recording Methods………………………………………………………....3
Summary Tree and Site Description …….……………………………………..…………………4
Protected Trees in the City of Scotts Valley...………………………………………………..….5
Protected Trees at New Housing Development...………………………………………………..6
Tree Condition.………………………….……………..…….…………………………..…….….6-7
Suitability for Preservation (amended sections in red print). …………………………………7-9
Tree Protection Zones………………………………………………………………………..……..9
Tree Removals…………………………………………………………………………………......10
Tree Replacement Recommendations (chapter added for amended version) ………....…...11
Tree Protection Guidelines & Restrictions………………………………………………...…11-12
Project Arborist Duties and Inspection Schedule………………………………………...……..13
Development Site Tree Health Care Measures…………………………………………......13-14

Attachments:
Appendix A - Tree Assessment Chart
Tree Location Map
Appendix B - Appraised Value of Retained Trees – ADDED TO AMENDED VERSION
Subject Tree Images
Aerial Image Tree Inventory
Assumptions & Limiting Conditions
088

Preliminary Tree Inventory & Assessment
Mixed Use Housing Development
Scotts Valley Drive/ APN 022-081-34 & 35
Page 2

INTRODUCTION and OVERVIEW
Scotts Valley Properties LLC is proposing to develop a property currently utilized as a commercial
use parking lot. The property is located along Scotts Valley Drive in Scotts Valley. As an element
of the development, the developers requested certified arborist services for a preliminary tree
inventory and assessment. The purpose of this report is to inventory and evaluate the health and
structural condition of the trees and access their suitability for preservation.
A “tree resource evaluation", sometimes called a "tree inventory", or "tree survey report" is the
first step in documenting the existing trees on a proposed development or building project site.
This survey is used to aid in planning and project review, for the identification and location of
existing trees on the site during the design of the project, placement of structures, driveways,
utilities, and landscape components.
It also is used to identify trees of designated size and species that are protected under the
municipal or county code that is applicable for the site location.
Suitability for preservation of individual trees is included in this evaluation, with the criteria for
retention based on an evaluation of the heath, structural condition and the specific development
features impacting each tree.
Preliminary development parameters such as grading, paving, retaining walls, building
construction footprint, and the proposed distance each of these elements are to be located from
individual trees is evaluated.
Tree protection zones based on tree species, size and condition are prescribed for those trees
recommended for retention.
When final plan sets have been completed, protective fencing and tree protection treatments will
be prescribed by the arborist consultant. Tree replacement numbers will be calculated when a
final tree removal count is established.

ASSIGNMENT/SCOPE OF SERVICES
Kurt Fouts an independent certified arborist, has been contracted by Scotts Valley Properties LLC,
to inventory and evaluate the condition of the existing “Protected Trees” on this site. Additionally,
to make recommendations to retain or remove each tree, based on tree condition and proposed
site improvements.
The inventory is oriented to trees that are protected under the City of Scotts Valley Municipal
Code – Section 17.44.080 Tree Protection Regulations & Section 17.44.080(7) “Protected Tree”.
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To complete this assignment, the following services were performed:
 Plan Review: Reviewed provided plans including: Preliminary Grading Plan provided by
Roper Engineering, Dated 12/13/16. Building A & B Exterior Elevations & Floor Plans
provided by David B Zulim Inc, Civil Engineering, dated 11/3/16 & Landscape Plan
provided by Gregory Lewis, Landscape Architect, Dated 11/7/16.
 Ordinance Review: Reviewed the City of Scotts Valley Municipal Code, Section
17.44.080 Tree Protection Regulations.
 Tree Preservation Evaluation: Site visits by the arborist for orientation and tree
inspection. Visually examining each tree and measuring as necessary to confirm City of
Scotts Valley, ‘protected’ tree status. Measuring and evaluating each city protected tree
for health and structural condition. Assessing each tree for suitability for preservation.
 Mapping: Tagged tree numbers were plotted and overlaid onto preliminary grading plan
provided by Jeff Roper engineer. For reference, an aerial map of tagged tree locations is
also provided.
Unless expressed otherwise, the information contained in this report covers only those items that were
examined and reflects the condition of those items at the time of inspection. The inspection is limited to
visual examination of accessible items without dissection, excavation, probing, or coring. There is no
warranty or guarantee, expressed or implied, that problems or deficiencies of the trees in questions may
not arise in the future.

TREE EVALUATION AND RECORDING METHODS
Site evaluations were made on December 28th and Jan 1st. The assessments included all
protected trees, located within the dripline of the project limits. The trees were tagged with
numbered metal tags. The health and structural condition of each tree was assessed and
recorded. Based on the trees health and structural condition, each trees suitability for preservation
was rated and recorded.
The recorded data is included in the Tree Assessment Chart, Appendix A, of this report. Tree
numbers were plotted on the attached Tree Location Map. To correlate the data in the Tree
Assessment Chart to the tree’s location on the site, refer to the Tree Location Map.
Twenty-nine trees were evaluated, representing five species. All trees are “protected” under City
of Scotts Valley ordinance.
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SUMMARY TREE AND SITE DESCRIPTION
The proposed development site of approximately ¾ of an acre, is currently a landscaped parking
lot. The property is sloped from the Scotts Valley Water District Building to the west down to
Scotts Valley Drive to the east. Trees are located along the perimeter of the lot and in parking
islands towards the center of the property.

View of parking lot area, looking west from Scotts Valley Drive.
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PROTECTED TREES IN THE CITY OF SCOTTS VALLEY

Protected Tree List*
A

Any size tree located within five (5) feet of a public right-of-way or street.

B

Any single-trunk oak tree greater than or equal to eight (8) inch diameter (25-inch
circumference). **

C

Any multi-trunk oak tree with any trunk greater than or equal to four (4) inches
diameter (12-inch circumference). **

D

Any tree greater than or equal to eight (8) inch diameter (25-inch circumference) ** if
located within 20 feet of a moderate slope (greater than 20% slope).

E

Any single-trunk tree greater than or equal to 13-inch diameter (40-inch
circumference). **

F

Any multi-trunk tree with any trunk greater than or equal to eight (8) inch diameter (25i n c h circumference). **

G

Any tree, regardless of size, required as part of a permit approved by the Planning
Department, Planning Commission or City Council, or required as a replacement tree
for a removed tree.

H

Any Heritage Tree, as specified in Municipal Code Section 17.44.080 and Exhibit A.
A list and map of Heritage Trees are available at the Planning Department. Fees for
removal of Heritage Trees are higher than other protected tree removals and
applications must be approved at a public hearing before the Planning Commission.
*

Note: No tree removal permit is required to remove:
• Monterey Pine trees that are infected with pitch canker; proof of infection is
required;
• Blue Gum Eucalyptus or Acacia trees;
• Bay Laurel trees if they are growing under the drip-line of an established oak tree;
or,
• Fruit trees.

** T r e e measurement shall be taken 4½ feet (54 inches) above the ground.

092

Preliminary Tree Inventory & Assessment
Mixed Use Housing Development
Scotts Valley Drive/ APN 022-081-34 & 353
Page 6

The following table represents a list of all “Protected” tree species found at the
proposed Scotts Valley Housing Development.
Table 1 – Protected Tree Inventory Summary
Scotts Valley – New Housing Development
Common Name

Coast Live Oak
Coast Redwood
Monterey Cypress
Eastern Redbud
Strawberry Tree
Total Trees

Botanical Name

Quantity

Quercus agrifolia
Sequoia sempervirens
Hesperocyparis macrocarpa
Cercis canadensis
Arbutus undeo

12
6
7
3
1
29

TREE CONDITON
The condition of each tree was evaluated in the field and given a health condition rating
and a structure condition rating.

Condition Rating Methods
Below is a description of the criteria utilized to evaluate and rate the health and
structure of the trees:
Health and Structural Rating Description:
Health and structure ratings reflect relative conditions such as vigor, the extent
of decay, structure, and insect or disease problems. Good and fair ratings
indicate limited structural problems, acceptable vigor, and an absence of
significant disease issues. Poor ratings indicate serious health or structural
problems. Trees rated as poor are often a moderate to high risk of structural
failure.
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Health Ratings:
Good: A healthy, vigorous tree, reasonably free of signs and symptoms of
disease.
Fair:
Moderate vigor, moderate twig and small branch dieback, crown may
be thinning leaf color may be poor.
Poor: Tree in severe decline, dieback of scaffold branches and/or trunk, most
of foliage from epicormics (indicates last stage of foliar push from stored
moisture and nutrients in stems).
Structure Ratings:
Good: No significant structural defects. Growth habit and form typical of the
species.
Fair:

Moderate structural defects that are not at risk of failure, and might be
mitigated with management practices.

Poor:

Extensive structural defects that cannot be abated.

SUITABILITY FOR PRESERVATION
Suitability for Preservation Criteria
Before evaluating the impacts that will occur during development, it is important to
consider the quality of the tree resource itself and the potential for individual trees to
function well over an extended period. Trees that are preserved must be carefully
selected to make sure they perform favorably in the landscape and will be an asset to
the site over time. The arborist goal is to identify trees that have a potential for long term
health, structural stability and longevity.
Below is a description of the criteria utilized in assessment of suitability for
preservation:
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Suitability for Preservation Ratings:
Rating factors:
Tree Health: Healthy vigorous trees are more tolerant of construction impacts
such as root loss, grading and soil compaction, then are less vigorous
specimens.
Structural integrity: Preserved trees should be structurally sound and absent of
defects or have defects that can be effectively reduced, especially near
structures or high use areas.
Rating Scale:
Good: Trees in good health and structural condition with potential for longevity on
the site.
Fair: Trees in fair health and/or with structural defects that may be reduced with
treatment procedures.
Poor: Trees in poor health and/or with poor structure that cannot be effectively
abated with treatment. Trees can be expected to decline or fail regardless of
construction impacts or management.

Suitability for Preservation Based on Tree Condition Summary
Based on its health and structural condition, each tree was given a suitability for
preservation rating.
Of the 29 “protected” trees evaluated for the proposed project, 22 (amended 8/31/17),
are rated suitable for retention in a development project. These trees exhibit any
combination of fair or good health and fair or good structure, indicating they have
potential for longevity on the site. These trees would be expected to function well over
an extended period and should prove to be an asset to any proposed project.
Of the remaining trees, 7 (amended 8/31/17), were rated not suitable for
retention.These trees are in poor health or contain significant defects in structure that
cannot be abated with treatment indicating they would be poor candidates for
retention in the proposed project.
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Suitability for Preservation Based on Anticipated Construction Impacts
The final working drawings for this project will be completed pending review of the initial
plan sets. Therefore, tree management recommendations are based on current
preliminary information. Table 2 below lists the number of trees recommended for
removal due to construction impacts. These trees cannot be retained based on the
anticipated impacts indicated on the current plan sets. Also, listed in Table 2 are the
number of trees recommended for removal due to poor condition. The Tree Assessment
Chart – Appendix A lists the reasons for removal of each individual tree.

Table 2 - Tree Removal Summary (“Protected Trees”)
Scotts Valley – New Housing Development
Number of
‘protected’
trees
inventoried
29

Trees
recommended for
removal due to
poor condition
7

Trees recommended
for removal due to
anticipated
construction
impacts
Original quantity: 15
Updated quantity:16

8/31/17

Trees to be
preserved and
protected

Original quantity: 7
Updated quantity: 6

8/31/17

Total trees to be removed is increased from 22 to 23 (8/31/17).

Tree Protection Zones
Data has been entered in the Tree Assessment Chart – Appendix A, which indicates the
Tree Protection Zone for each tree.
To prevent inadvertent encroachment by heavy machinery, fencing should be installed
either at the edge of the Tree Protection Zone (TPZ), the crown drip line (whichever is
further from the trunk), or at the edge of the construction zone, if the construction zone
protrudes into the TPZ. The Project Arborist, should approve the location of the fencing.
All fencing should be in place prior to any site grading.
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Once the TPZ is delineated and fenced, essentially prior to any site work, landscape
construction, equipment and materials move in, construction activities are only to be
permitted within the TPZ if allowed for and specified by the project arborist. The fenced
TPZ areas are considered "non-intrusion zones" and should not be altered or
breached.
Tree Protection Zone fencing locations are documented on the attached map (Tree
Location & Protection Map)

Tree Removals
All tree work, removal, pruning, planting, shall be performed using industry standards of
workmanship as established in the Best Management Practices of the International
Society of Arboriculture (ISA) and the American National Standards Institute (ANSI A
300 series), and safety (ANSI Z133.1).
During tree removal and clearance, sections of the Tree Protection Fencing may need
to be temporarily dismantled to complete removal and pruning specifications. After each
section is completed, the fencing is to be re-installed.
Trees requiring removal are listed in the attached Tree Assessment Chart – Appendix A
Trees to be removed shall be cut into smaller manageable pieces consistent with safe
arboricultural practices, and carefully removed so as not to damage any surrounding
trees or structures. The trees shall be cut down as close to grade as possible. Tree
removal is to be performed by a qualified contractor with valid City Business/State
Licenses and General Liability and Workman’s compensation insurance.
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Tree Replacement Recommendations (new section added to amended report)
The removal of trees can be offset by replacement planting. A preliminary landscape
plane for the new project has been submitted. lists the number of trees proposed to be
replanted in the preliminary landscape plan.
The number and species of replacement trees or shrubs shall be determined by the City
of Scotts Valley Community Development Director Department. Typical replacement
ratios are one 15-gallon tree planted for every tree removed. They should be placed in
areas where ample light for establishment can be found and where they do not present
safety concerns.
Below is a summary of total trees removed, retained and proposed for replanting.
Total Protected Trees Removed:
Total Protected Trees Retained:
Total Trees To be Replanted:

23
6
44 (proposed landscape plan)

The proposed replanting ratio is very close to two trees replanted for every tree removed.

Tree Protection Guidelines and Restrictions
The following restrictions and guidelines apply to the designated tree protection zones:
(1) Before the start of site work, equipment or materials move in, clearing,
excavation, construction, or other work on the site, every tree to be retained shall be
securely fenced- off as delineated in approved plans. Such fences shall remain
continuously in place for the duration of the work undertaken in connection with the
development.

098

Preliminary Tree Inventory & Assessment
Mixed Use Housing Development
Scotts Valley Drive/ APN 022-081-34 & 353
Page 12

2) If the proposed development, including any site work, will encroach upon the tree
protection zone, special measures shall be utilized, as approved by the project
arborist, to allow the roots to obtain necessary oxygen, water, and nutrients.

(3) Underground trenching shall avoid the major support and absorbing tree roots of
protected trees. If avoidance is impractical, hand excavation undertaken under the
supervision of the project arborist may be required. Trenches shall be consolidated
to service as many units as possible. Boring/tunneling under roots should be
considered as an alternative to trenching.
(4) Concrete or asphalt paving shall not be placed over the root
zones of protected trees, unless otherwise permitted by the project
arborist.
(5) Artificial irrigation shall not occur within the root zone of native oaks, unless
deemed appropriate on a temporary basis by the project arborist to improve tree
vigor or mitigate root loss.
(6) Compaction of the soil within the tree protection zone shall be avoided.
(7) Any excavation, cutting, or filling of the existing ground surface within the
tree protection zone shall be minimized and subject to such conditions as the project
arborist may impose. Retaining walls shall likewise be designed, sited, and
constructed to minimize their impact on protected trees.
(8) Burning or use of equipment with an open flame near or within the tree
protection zone shall be avoided. All brush, earth, and other debris shall be
removed in a manner that prevents injury to the tree.
(9) Oil, gas, chemicals, paints, cement, stucco or other substances that may be
harmful to trees shall not be stored or dumped within the tree protection zone of any
protected tree, or at any other location on the site from which such substances might
enter the tree protection zone of a protected tree.
(10) Construction materials shall not be stored within the tree protection zone
of a protected tree.
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Project Arborist Duties and Inspection Schedule
Inspection of site: Prior to equipment and materials move in, site work, demolition,
landscape construction and tree removal: The project arborist will meet with the general
contractor, architect / engineer, and owner or their representative to review tree
preservation measures, designate tree removals, delineate the location of tree
protection fencing, specify equipment access routes and materials storage areas,
review the existing condition of trees and provide any necessary recommendations.
Inspection of site: After installation of TPZ fencing: Inspect site for the adequate
installation of tree preservation measures. Review any requests by contractor for
access, soil disturbance or excavation areas within root zones of protected trees.
Assess any changes in the health of trees since last inspection.
Inspection of site: During excavation or any activities that could affect trees: Inspect site
during any activity within the Tree Protection Zones of preserved trees and any
recommendations implemented. Assess any changes in the health of trees since last
inspection.
Final Inspection of Site: Inspection of site following completion of construction. Inspect
for tree health and make any necessary recommendations.

Development Site Tree Health Care Measures
RECOMMENDED TO PROVIDE OPTIMUM GROWING CONDITIONS,
PHYSIOLOGICAL INVIGORATION AND STAMINA, FOR PROTECTION AND
RECOVERY FROM CONSTRUCTION IMPACT.
Establish and maintain TPZ fencing, trunk and scaffold limb barriers for protection
from mechanical damage, and other tree protection requirements as specified in the
arborist report.
Project arborist to specify site-specific soil surface coverings (wood chip mulch or
other) for prevention of soil compaction and loss of root aeration capacity.
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Soil, water and drainage management is to follow the ISA BMP for "Managing Trees
During Construction" and the ANSI Standard A300(Part 2)- 2011 Soil Management (a.
Modification, b. 'Fertilization, c. Drainage.)
Fertilizer / soil amendment product(s), amounts and method of application to be
specified by certified arborist.

Additional Tree Protection Specifications Required
This is a preliminary tree resource evaluation only.
When final architectural and civil plans are completed, and decisions are made by the
Scotts Valley planning department and the developer about which trees are to be
retained and protected, then further tree protection measures can be specified.

Respectfully submitted,

Kurt Fouts
Kurt Fouts ISA Certified Arborist WE-0681A
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coast redwood
(Sequoia sempervirens )

coast redwood

coast live oak
(Quercus agrifolia )

coast live oak

1
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Species

24'X32'

24'X15'

43'X13'

37'X12'

Good

Fair

Fair

Fair

Health
Rating

Fair

Poor

Fair

Fair

Structural
Rating
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Fair

Poor

Fair

Fair

Suitability for
Preservation
(Based Upon
Condition)

13'

8'

13'

10'

RI

RC

RT

RT

Retention
Tree
or
Protection
Removal
Zone (in
Code
feet)

Poor: Trees in poor health and/or with poor structure that cannot be
effectively abated with treatment

Fair: Trees in fair health and/or with structural defects that may
be reduced with treatment procedures

Good: Trees in good health and structural condition with
potential for longevity on the site

Suitability for Preservation Ratings:

Tree Assessment Chart - Appendix A

Comments

12/28/2016

Site plan change. Remove due to ammended site plan 8/31/17. Good
specimen. Requires crown cleaning, clearance pruning and end weight
reduction.

Co-dominant trunks at 8' above grade. Suppressed growth habit (from
adjacent trees). Unbalanced canopy growth to North. Limited branching
structure.

Requires pre-construction treatments. Branching structure absent in mid
canopy and 1/2 of lower canopy. Drought stressed. Increase irrigation if
ordinance allows.

Requires pre-construction treatments. Branching structure absent in mid
canopy. Drought stressed. Increase irrigation if ordinance allows.

R.C. Remove Due to Condition

RT: Retain Tree
RI: Remove Due to Construction Impacts

Retention or Removal Code:

Commercial & Housing Project - 4627 Scotts Valley Drive

Crown
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Tree #
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22"
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Monterey cypress
(Hesperocyparis
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Monterey cypress

5

6

7

7-A

8

9
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13"
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Species

Tree #
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48'X35'

43'X35'
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Fair

Fair

Fair

Fair

Good

Good

Good

Health
Rating

Fair

Fair

Fair

Fair

Fair

Good

Good

Structural
Rating
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Fair

Fair

Fair

Fair

Fair

Good

Good

Suitability for
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Condition)

28'

30'

34'

28'

9'

10'

13'

Tree
Protection
Zone (in
feet)

R.I.

R.I.

R.I.

R.I.

R.I.

R.I.

R.I.

Retention
or
Removal
Code

Tree Assessment Chart - Appendix A
Comments

12/28/2016

Tree is immediately adjacent to new retaining wall. Crowded growing
conditions has created uneven canopy growth.

Tree is immediately adjacent to new retaining wall. Tip dieback of terminal
(top of tree). Crowded growing conditions has created uneven canopy growth.

Tree cannot be effectively clearance pruned without significantly damaging
tree structure. Trunk appears to straddle property line., which indicates coownership of tree. Co-dominant trunks at 22' above grade. Topped at 35'
above grade. Crowded growing conditions has created uneven canopy growth.

Tree cannot be effectively clearance pruned without significantly damaging
tree structure. Located on adjacent property. Topped at 35' above grade.
Crowded growing conditions has created uneven canopy growth.

Tree is within footprint of new walkway and retainer. Suppressed growth
habit (from adjacent trees). Unbalanced canopy and significant lean to west.
Requires end weight reduction.

Tree is immediately adjacent to new walkway. Good specimen. Requires
crown cleaning, clearance pruning and end weight reduction.

Tree is immediately adjacent to new retaining wall. Good specimen. Requires
crown cleaning, clearance pruning and end weight reduction.
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42"

20"

21"

1",1",1",1
"

12"

Species

Monterey cypress
(Hesperocyparis
macrocarpa )

Monterey cypress

coast live oak
(Quercus agrifolia )

strawberry tree
(Arbutus unedo )

Eastern redbud (Cercis
canadensis )

Eastern redbud

Eastern redbud

Tree #

11

12

13

14

15

16

17

13"

14"

Trunk
Diameter
@ 4.5'

104

15'X15'

15'X15'

15'X15'

5'X5'

18'X26'

36'X23'

46'X38'

Crown
Height &
Spread

Poor

Poor

Poor

Good

Fair

Fair

Fair

Health
Rating

Fair

Fair

Fair

Fair

Good

Poor

Poor

Structural
Rating
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Poor

Poor

Poor

Good

Good

Poor

Poor

Suitability for
Preservation
(Based Upon
Condition)

19'

19'

19'

5'

16'

25'

53'

Tree
Protection
Zone (in
feet)

R.C.

R.C.

R.C.

R.I.

R.I.

R.C.

R.C.

Retention
or
Removal
Code

Tree Assessment Chart - Appendix A
Comments

12/28/2016

Branch dieback .Short lived species nearing end of useful life.

Branch dieback with fungal fruiting bodies. Short lived species nearing end of
useful life.

Within 5' of R.O.W. qualifies as street tree. Buttress and other roots damaged
(cracking & deadwood), due to foot traffic. Short lived species nearing end of
useful life.

Within 5' of R.O.W. qualifies as street tree. Not complementary with proposed
landscape scheme. Suppressed growth habit, to southeast.

Tree is within 1' of new retaining wall. Additionally, tree cannot be effectively
clearance pruned without significantly damaging s tree structure. Requires
crown cleaning, clearance pruning and end weight reduction.

Tree is within 5' of new retaining wall. Suppressed growth habit. Thinning
canopy & low live crown ratio. Lean to southeast that has self -corrected.
Crowded growing conditions with un-balanced canopy. Limb structure on east
side of trunk only.

Tree is within 5' of new retaining wall. Co-dominant trunks at 8' and again at
22' above grade. Large limb tear-out at 23' above grade. Tree was topped at
30' above grade. Significant lean to southeast. Crowded growing conditions
has created uneven canopy growth.
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28"

17"

coast redwood
(Sequoia sempervirens )

coast redwood

coast redwood

coast live oak
(Quercus agrifolia )

coast live oak

coast live oak

coast live oak

17-A

17-B

17-C

18

19

20

21

8"

15"

12"

24",18"

17"

Species

15'X15'

18'X21'

15'X17'

20'X20'

33'X21'

27'X22'

33'X15'

Crown
Trunk
Diameter Height &
Spread
@ 4.5'

Tree #

105

Fair

Fair

Fair

Good

Fair

Fair

Poor

Health
Rating

Fair

Good

Good

Fair

Fair

Fair

Poor

Structural
Rating

Page 4 of 5

Fair

Good

Good

Fair

Fair

Fair

Poor

Suitability for
Preservation
(Based Upon
Condition)

6'

11'

9'

13'

21'

14'

17'

R.I.

R.I.

R.I.

R.I.

R.T.

R.T.

R.C.

Retention
Tree
or
Protection
Removal
Zone (in
Code
feet)

Tree Assessment Chart - Appendix A
Comments

12/28/2016

Tree is in footprint of new parking area.

Tree is in footprint of new parking area.

Tree is immediately adjacent to new retaining wall and in footprint of new
parking area. Thinning canopy. Live crown ratio is less than typical for
species.

Tree is immediately adjacent to new retaining wall. Suppressed growth habit
has created uneven canopy . Significant lean to north. Evidence of boring
insects at trunk base. Requires clearance pruning.

On adjacent property. Drought stressed. Needle dieback throughout canopy.
Increase irrigation if ordinance allows.

On adjacent property. Co-dominant trunks at 2 feet above grade. Drought
stressed. Thinning branch structure. Needle dieback throughout canopy.
Increase irrigation if ordinance allows.

On adjacent property. Tree is nearly dead. Less than 5% live crown remains.
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9"

17"

14"

coast live oak (Quercus
agrifolia )

coast live oak

coast redwood
(Sequoia sempervirens )

Monterey cypress
(Hesperocyparis
macrocarpa )

22

23

23-A

24

18"

Species

29'X21'

33'X12'

16'X12'

17'X22'

Crown
Trunk
Diameter Height &
Spread
@ 4.5'

Tree #

106

Good

Fair

Fair

Fair

Health
Rating

Good

Fair

Fair

Good

Structural
Rating
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Good

Fair

Fair

Good

Suitability for
Preservation
(Based Upon
Condition)

14'

13'

7'

14'

R.I.

R.T.

R.T.

R.I.

Retention
Tree
or
Protection
Removal
Zone (in
Code
feet)

Tree Assessment Chart - Appendix A
Comments

12/28/2016

Located within footprint of Building B.

On adjacent property, (water dept.). Drought stressed. Thinning canopy.
Increase irrigation if ordinance allows.

Suppressed growth habit causing unbalanced canopy. Small twig dieback.

Tree is in footprint of new parking area. Thinning canopy.
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coast redwood

2

17-B
coast redwood
(141) (Sequoia sempervirens )

13"

coast redwood
(Sequoia sempervirens )

1

24",18"

17"

Trunk
Diameter
@ 4.5'

Species

Tree #

$50,973

$26,448

$16,202

Basic Tree
Cost

85%

85%

85%

Species

55%

61%

61%

Condition

76%

76%

76%

Site

8/31/2017

75%

75%

75%

Contribution

Appraised Value of Retained Trees - Trunk Formula Method

Scotts Valley Drive -APN 022-081-34 &35
Appendix B

55%

70%

75%

Placement

$16,200

$10,100

$6,300

Appraised Value
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9"

coast redwood

coast live oak
(Quercus agrifolia )

coast redwood

17-C
(140)

23

23-A
17"

28"

Species

Tree #

Trunk
Diameter
@ 4.5'

$26,448

$10,560

$68,740

Basic Tree
Cost

85%

90%

85%

Species

76%

76%

76%

Site

75%

75%

75%

Contribution

8/31/2017

Total Value of Appraised Trees

66%

59%

61%

Condition

55%

55%

60%

Placement

Appraised Value of "Protected" Trees - Trunk Formula Method

$71,410

$10,100

$3,810

$24,900

Appraised Value

Image #1 – Trees #1 & 2 (redwoods, red circles) - 3 & 4 (oaks, blue circles)

Image # 2 – Tree #1, coast redwood, (on right, red circle). Tree #2, coast redwood (on left, blue circle). Both
trees are in fair health (thinning growth) with fair structure (many limbs absent from branch structure).
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Image #3 – Tree #3, coast live oak (circled). Tree has poor structure, note limited branching arrangement.

Image #4 – Trees #4,5, & 6 (coast live oaks). All are in good health with good or fair structure.
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Image #5 – Coast live oak. Good health, but significant lean to west and unbalanced canopy.

Image #6 – Row of Monterey cypress. Numbers 7-A through 12, left to right. Note broad canopy extending
into parking bays. All have fair health and fair or poor structure (#11 & 12).
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Image # 7 – Row of Monterey cypress. Numbers 7-A through 12. Note significant lean on Tree # 11 (arrow).
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Image #8 – Tree #13, coast live oak, fair health and good structure.

Image #9 – Tree #14, strawberry tree in good condition.
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Image #10 – Tree #15, eastern redbud. Short lived species, in poor condition with damaged surface roots and
branch dieback.

Image #11 – Tree #16, eastern redbud. Short lived species, in poor condition with branch dieback.
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Image #12 – eastern redbud. Short lived species in poor conditon with extensive branch dieback.
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Image #13 – Tree # 17-A, coast redwood (on adjacent property, circled). Tree is nearly dead.
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Image #14 – Tree #17-B, coast redwood, (on adjacent property, circled). Drought stressed with needle
dieback throughout canopy, tree is in fair condition. Thinning canopy.
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Image #15 – Tree #17-C, coast redwood, (on adjacent property, circled.) Drought stressed with needle
dieback throughout canopy, tree is in fair condition.
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Image #16 – Tree #18, coast live oak. Good health and fair structure. Trunk has significant lean over parking
bays (arrow).

Image #19 – Tree #19, coast live oak. Fair health (thinning canopy), and good structure.
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Image #20 – Tree #20, coast live oak. Fair health and good structure.

Image #21 – Tree #21, coast live oak. Fair health and fair structure.
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Image #22 – Tree #22, coast live oak. Fair health, thinning canopy and good structure.

Image #23 – Tree #23, coast live oak. Fair health (small twig dieback) and fair structure (suppressed growth
habit with unbalanced canopy).
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Image #24 – Tree #23-A, coast redwood ( on adjacent property, circled) . Fair health ( drought stressed with
thinning canopy), and fair structure.

Image #25 – Tree #24, Monterey cypress, (circled). Young cypress in good health with good structure.
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Bay Photo Lab - Tree Inventory

N

➤

ASSUMPTIONS AND LIMITING CONDITIONS
1. Any legal description provided by the appraiser/consultant is assumed to be correct. No
responsibility is assumed for matters legal in character nor is any opinion rendered as the quality
of any title.
2. The appraiser/consultant can neither guarantee nor be responsible for accuracy of information
provided by others.
3. The appraiser/consultant shall not be required to give testimony or to attend court by reason of
this appraisal unless subsequent written arrangements are made, including payment of an
additional fee for services.
4. Loss or removal of any part of this report invalidates the entire appraisal/evaluation.
5. Possession of this report or a copy thereof does not imply right of publication or use for any
purpose by any other than the person(s) to whom it is addressed without written consent of this
appraiser/consultant.
6. This report and the values expressed herein represent the opinion of the appraiser/consultant, and
the appraiser/consultant’s fee is in no way contingent upon the reporting of a specified value nor
upon any finding to be reported.
7. Sketches. Diagrams. Graphs. Photos. Etc., in this report, being intended as visual aids, are not
necessarily to scale and should not be construed as engineering reports or surveys.
8. This report has been made in conformity with acceptable appraisal/evaluation/diagnostic reporting
techniques and procedures, as recommended by the International Society of Arboriculture.
9. When applying any pesticide, fungicide, or herbicide, always follow label instructions.
10. No tree described in this report was climbed, unless otherwise stated. We cannot take
responsibility for any defects which could only have been discovered by climbing. A full root collar
inspection, consisting of excavating around the tree to uncover the root collar and major buttress
roots, was not performed, unless otherwise stated. We cannot take responsibility for any root
defects which could only have been discovered by such an inspection.
CONSULTING ARBORIST DISCLOSURE STATEMENT
Arborists are tree specialists who use their education. Knowledge, training, and experience to examine
trees, recommend measures to enhance the beauty and health of trees, and attempt to reduce risk of
living near trees, Clients may choose to accept or disregard the recommendations of the arborist, or to
seek additional advice.
Arborists cannot detect every condition that could possibly lead to the structural failure of a tree.
Trees are living organisms that fail in ways we do not fully understand. Conditions are often hidden
within trees and below ground. Arborists cannot guarantee that a tree will be healthy or safe under all
circumstances, or for a specified period of time. Likewise, remedial treatments, like medicine, cannot
be guaranteed.
Trees can be managed, but they cannot be controlled. To live near trees is to accept some degree of
risk. The only way to eliminate all risk associated with trees is to eliminate all trees.
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magic sound

1780 Chanticleer Avenue Santa Cruz, CA 95062
(831) 475-7505

email: magicsound@aol.com

_____________________________________________________________________________________
Acoustical Engineering Study - Bay Photo Housing
1. Summary
This acoustic study is offered in support of a pending Building Permit application by
Bay Photo Lab for two multi-unit residential buildings at APN# 022-082-34, 35 (two parcels
to be combined into one), 4627 Scotts Valley Drive. Measurement of ambient noise and
specification of building details sufficient to meet requirements of the City of Scotts Valley
Municipal Code Noise Element regarding environmental noise are included.
It will be shown that the exterior noise environment at 4627 Scotts Valley Drive will
not exceed a Day-Night Level (Ldn) of 63 dBA by year 2027. The proposed building design
will meet the requirement of 45 dBA maximum interior Ldn until at least 2027, provided
windows and doors with an OITC rating of 18 dBA or more, and a wall construction yielding
OITC 18 dBA or more are used.
This report studies only the front side of Building A, closest to Scotts Valley Drive.
Environmental noise impacting Building B is largely blocked by Building A, and is expected
to be less than 60 dBA.
2. Code Provisions
From the Scotts Valley General Plan Chapter V: Noise (Adopted October 20, 1993)
Exterior noise levels measured at the property line of proposed new residential development
shall be limited at or below an average annual day-night level of 60 dBA (NA-454).
If the on-site exterior noise level is found to exceed 60 dBA, the following provision applies:
In areas where the annual day-night noise level exceeds 60 dBA, the City shall require an
acoustical engineering study for proposed new construction or renovation of structures(s).
Each acoustical analysis should recommend methods to reduce the interior day-night annual
average noise level to below 45 dBA for private dwellings, motels, hotels, offices and noise
sensitive uses (NA-452).
The General Plan adopts the requirement in the Uniform Building Code of 45 dBA,
applying to both residential and private office spaces. California Building Code Title 24
1207.4 applies the 45 dB standard to “any habitable room”.
Ldn is the preferred metric in the General Plan for implementing these standards. The
higher of current or future predicted noise levels will be used as the basis for determining
compliance with this section. Future noise levels will be predicted for a period of 10 years
forward from the time of this study.
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_____________________________________________________________________________
3. Measurement of Exterior Noise Level
3.1

Site Description and Sources of Ambient Noise

The project is situated adjacent to Scotts Valley Drive, a major four-lane street, with
proposed setback of approximately 32 feet from the nearest traffic lane. Local vehicle traffic
is the predominant noise source, particularly during the day.
The adjoining property has a small commercial building currently housing a dive
shop. No exterior noise from that activity was detected during two site visits, and none would
be expected other than occasional retail traffic.
Other potential sources of background ambient noise such as wind, wildlife, and
pedestrians are minimal and are not considered in this report.
3.2

Measurement Procedure

Past versions of the California Building Code (CBC) specified “Measurement of
outdoor sound levels shall generally follow the guidelines in ASTM E-1014” (Standard
Guide for Measurement of Outdoor A-Weighted Sound Levels).
The most recent (2016) revision of the CBC does not include a standard for
measurement of outdoor sound level, but ASTM E-1014 has been followed in preparation of
this report, in keeping with past practice. Refer to Appendix 1 for detailed discussion of the
instruments and protocol used.
3.3

Measurements and Test Conditions

The exterior noise level at this location was measured over a 24-hour period on
September 11-12, 2017. This data was used to calculate the equivalent Day-Night Level Ldn,
as specified by ASTM E-1014. The 24-hour measurements showed 61.3 dBA at location 1
and 61.9 dBA at location 2, for a composite Ldn of 61.6 dBA.
The measurements were made at a height of 10 feet above grade, at two locations
along the front boundary of the proposed building envelope, rather than at the property
boundary as stated in NA-454. This was done to facilitate compliance with the requirement
of NA-452 for specification of the building’s required noise attenuation. The measurement
locations are shown on the site plan in Appendix 2. A graphical plot of each data set is in
Appendix 3.
Approximate weather conditions during the data collection period were: mixed
overcast and clear, air temperature 64-92 degrees, humidity 32-93%, and wind speed 0-5
mph with occasional gusts to 12 mph. A trace of rain was reported for about 10 minutes on
the afternoon of Sept.11. One or two possible thunder events at that time would not have
appreciably affected the measurement of Ldn.
___________________________________________________________________________
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4. Traffic Data and Projections
Traffic data from 2012 show Average Daily Traffic (ADT) of 16,382 vehicles. For the
purposes of this study, an annual increase of ADT by 1% per year is used. The traffic at the time
of this study is therefore estimated to be 17201 vehicles per day, or 717 per hour.
4.2 Projected Increase in Traffic Count
In past years the City of Scotts Valley has predicted a 1% per year increase in traffic. To
meet the requirement for continued compliance until 2027, the traffic count data must therefore
be increased by an additional 10%, to 788 per hour. The result of this calculation as shown in
Appendix 4 predicts a 1 dBA increase in Ldn by 2027
4.3 Inclusion of Buses and Other Vehicles in Traffic Data
Santa Cruz Metro has one scheduled bus route (#35A) on Scotts Valley Drive. The schedule
shows two buses per hour from 7 AM to 10 PM. Metro bus traffic is included in the traffic noise
calculation, and has minimal impact on the noise level. The current bus schedule is shown in
Appendix 5.
Traffic count data for heavy trucks and motorcycles is not available. Casual observation
suggests that the relative frequency of these types of vehicle is not enough to have a significant
effect on the calculation of traffic-induced noise at this site.
5. Acoustic Performance of the Building
The code requires that the building must attenuate exterior noise such that the interior
Ldn is 45 dBA or lower. In the previous section, the 2027 predicted Ldn was found to be 63
dBA, and the building must therefore attenuate this sound by at least 18 dBA to meet the code
requirement.
5.1

Terminology

Sound attenuation of building materials and structures is commonly measured for
manufacturers by a specialist laboratory, over a wide range of frequencies. The measurements
are usually combined into a single-number rating, such as Sound Transmission Class (STC), to
make it possible to rank products.
Although STC is widely used to rate internal partitions, it is not appropriate for rating
sound insulation used to combat outdoor noise because of the strong and sometimes dominant
low-frequency content of exterior sound. Instead, the Outdoor-Indoor Transmission Class or
OITC (defined in ASTM E1332) is used to rank sound insulation ratings of building envelope
components according to their effectiveness as judged by occupants.

___________________________________________________________________________
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5.2 Proposed Building Exterior Wall Construction
The applicant proposes the following structure for the front wall of Building A:
0.3" Hardi-panel or equal over housewrap over 1/2" exterior shear plywood
on 2 x 6 studs @ 16" o.c. with R-19 insulation with 5/8" interior GWB
This construction closely matches #6 (rated OITC=36 dB) in a list of example wall
constructions provided by Hardie Building Products That example was tested to show OITC
=36 dB, and the requirement of at least OITC=18 dB will thus easily be satisfied by the
proposed exterior wall construction. The Hardie document is attached as Appendix 6.
5.3 Windows and Doors
The applicant proposes to use Milgard Quiet Line windows and exterior sliding
doors. The acoustic performance of these products will easily satisfy the requirement of
OITC=18 dB or more. The manufacturers OITC ratings for this product line are shown in
Appendix 7, and equal or exceed 30 dB for each style.
6 . Summary Conclusion
The exterior noise environment at 4627 Scotts Valley Drive will not exceed Ldn =
63 dBA by year 2027. The proposed building design will meet the requirement of 45
dBA maximum interior Ldn until at least 2027, provided the proposed wall
construction, and proposed windows and exterior doors are used.

Respectfully submitted September 22, 2017
Alan Goldwater
Acoustical Engineer

___________________________________________________________________________
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Appendix 1. Calculation of Ldn
Leq is defined as the constant sound level that will generate acoustic energy equal to
the energy represented by a set of varying measurements over a period of time. Ldn is defined
as the Leq of a 24-hour data set after increasing by 10 dB the measurements made between 10
PM and 7 AM.
ASTM Standard E-1014 defines a procedure for measurement of outdoor sound levels:
a) E-1014 requires a set of many measurements at fixed time intervals for each location. The
number of measurements in a data set is dictated in E-1014 by the range of variation of the
sound level during the test. In current practice, a sound level meter with logging capability
enables the collection of more data points than required by the standard, and the minimum
specified interval between measurements of five seconds is commonly used.
b) The sound level for the measurement period is defined as the average of the data set. The
precision of this technique is described by the ASTM document as “±2 dB for the arithmetic
mean”. However, E-1014 does not tell how to calculate Ldn, or Leq from which it is derived,
and standard industry practice follows the definition of these levels as equal energy averages.
Accuracy with this technique is limited by the accuracy of the measuring instrument, and
careful calibration can further reduce the error band to around ±0.5 dB.
c) Measurement protocol and details
Measurement of Ldn normally requires collection of data throughout a 24-hour period.
For this report, 24-hour sound level data was collected from 11 AM on 9/11/17 to 11 AM
9/12/17, using two identical Center 322 Data Logging Sound Level Meters. These are Class 2
instruments, with a rated accuracy of ±1 dB. The manufacturer-supplied windscreens were
used during the entire data collection period. Calibration with a source of 114 dBA was done
at the beginning and checked at the end of the data collection period, and was found to vary
less than 0.5 dB. Accuracy of the calibration tone source was confirmed using a Bruel &
Kjaer 2203 Class 1 Sound Level Meter, with a rated accuracy of ±0.3 dB
The Data Logging meters were positioned near the approximate corners of the front
wall of the proposed Building A, about 35 feet from the nearest curb of Scotts Valley Drive
and about 10 feet above ground level. The meters were not moved during the entire data
collection period. There were no audible nearby sources of noise other than those noted in
Section 3.1 above.
The collected data was transferred to a numeric computer file containing the Aweighted sound level at 5 second intervals during the entire measurement period, totaling
17,280 individual measurements. The collected data was then analyzed using an Excel
spreadsheet program, implementing the Ldn calculation described in section 1(b) above.
Data from the two meters used differed by about 0.6 dB, due to possible variations of
sound path and the effects of air turbulence and temperature drift. For this report, the average
of the two Ldn results is used.

___________________________________________________________________________
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Appendix 2. Measurement Location
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Appendix 3.

Graphical Data Display: Measurement 1 and 2

___________________________________________________________________________
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Appendix 4. Calculation of Traffic-Induced Noise
These calculations are based on projected traffic densities for 2027, and on current Santa Cruz
Metro bus schedules. Parameters are first adjusted so that the calculation approximates the measured Ldn.
Then the traffic counts are increased by 10% to reflect the expected 10-year density. The resulting
calculation predicts the 2027 Ldn level to be 1 dBA higher than the current on-site measured level.
The frequency of Metro bus traffic is not expected to increase appreciably from the current two per hour
during the daytime and one per hour during evening.
Calculation for current (2017) traffic density:

___________________________________________________________________________
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Appendix 4 (ctd) Calculation of Traffic-Induced Noise

Calculation for projected 2027 traffic density:

___________________________________________________________________________
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Appendix 5. Santa Cruz Metro bus routes passing 4627 Scotts Valley Drive

Bus Route

35A

Scotts Valley Dr
& Granite
Creek
6:45am

35A
35A
35A
35A

7:15am
7:45am
8:15am
8:45am

35A
35A
35A
35A
35A

9:15am
9:45am
10:15am
10:45am

35A
35A
35A

11:15am
11:45am
12:15pm
12:45pm

35A
35A
35A
35A

1:15pm
1:45pm
2:15pm
2:45pm

35A
35A
35A
35A

3:15pm
3:45pm
4:15pm
4:45pm

35A
35A
35A
35A
35A
35A
35A

5:15pm
5:45pm
6:15pm
6:45pm
8:15pm
9:45pm
11:15pm
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Appendix 6. Acoustic Performance of Wall Structures - Cement Siding

___________________________________________________________________________
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Appendix 7.

Windows and Doors

___________________________________________________________________________
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I.

Project Data:
Project Name:
Application Submittal Date:
Address:
APN:
Project Phase:
Project Type & Description:
Project Tier:

II.

Setting:

II.A.

Project Location & Description

New Housing Development for Larry Abitbol
4627 Scotts Valley Drive, Scotts Valley
022-082-34 & 35
N/A
19 unit residential apartment complex consisting of
two buildings, a 3 story and a 2 story.
Tier 4

Site is located at 4627 Scotts Valley Drive. Currently the property consists of 2 parcels.
These parcels will be combined into one with this development. Planned land use is
residential. The current zoning is CS-Commercial Service. The requested zoning is
RVH-Residential Very High Density. Minimum setbacks provided are 20’ front, 17.5’
side and 46’± rear. Open space is provided throughout the project as shown on the site
plan. The project will be built in one phase. 19 residential units are proposed. Required
parking is 42 spaces. Provide parking is 40 spaces. Shared parking with Water District
is 9 spaces. The neighborhood character is commercial and residential.
II.B.

Existing Site Features & Conditions

The existing site consists of two parcels with a total combined size of 0.93 acres
(40,480 sf). The majority of the parcel is rectangular fronting on Scotts Valley drive with
a narrow strip in the rear with frontage on Civic Center Drive. The property slopes
towards Scotts Valley Drive. The site currently consists of a parking lot that was
developed for the Seagate Technology project across Scotts Valley Drive on Disc Drive.
Since the full site has been previously developed, there are no natural areas. There are
existing landscaped strips along the boundary lines and between the parking spaces.
Site is drained by a storm drain system that connects to the City of Scotts Valley storm
drains in Scotts Valley Drive.
II.C.

Opportunities & Constraints for Stormwater Control

Due to the site being previously developed, there are no natural areas on the site. The
project will be providing landscaping along the perimeter as well as around the
buildings. Due to the steepness of the site, bioretention is not feasible along the side or
rear property lines. Bioretention is possible along the site frontage at the low side of the
project. Due to anticipated high ground water, the proposed bioretention areas will be
underlain with 12” of permeable material with a 4” perforated pipe at the top.
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III.

Low Impact Development Design Strategies

III.A. Optimization of Site Layout
III.A.1. Limitation of development envelope
The entire site has been previously developed. The proposed development will also
encompass the entire site. Landscaping will be provided along the boundaries of the
project as well as around the proposed buildings.
III.A.2. Preservation of natural drainage features
No natural drainage features existing on the site due to the previous development. The
site is drained by use of storm drain pipes.
III.A.3. Setback from creeks, wetlands & riparian areas
No creeks, wetlands or riparian areas exist on the site or in the vicinity.
III.A.4. Minimization of imperviousness
Imperviousness has been minimized with the use of permeable pavers for some of the
parking spaces. Landscaping is also provided throughout the project.
III.A.5. Use of drainage as a design element
The bioretention facilities on each site of the entrance driveway off Scotts Valley Drive
will be landscaped to provide design elements at the entrance.
III.B. Use of Permeable Pavements
Permeable pavers are proposed for the parking spaces that don’t exceed 5% slope.
III.C. Dispersal of Runoff to Pervious Areas
Site drainage will be collected and dispersed in the bioretention facilities at the low side
of the project along the Scotts Valley Drive frontage.
III.D. Stormwater Control Measures
Tier 2 – Water Quality Treatment Facility
Water quality treatment will be accomplished with the bioretention facilities along the
Scotts Valley Drive frontage.
Tier 3 – Runoff Retention Facility
Runoff retention will be accomplished with the bioretention facilities along the Scotts
Valley Drive frontage.
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Tier 4 – Flow Control Facility
Flow control will be provided with the detention pipe along the Scotts Valley Drive.
IV. Documentation of the Drainage Design
IV.A. Descriptions of each Drainage Management Area
A Drainage Management Area Plan is included in Attachment B to accompany the
descriptions herein.
IV.A.1.

Table of Drainage Management Areas
DMA Name
DMA1
DMA2
DMA3
DMA4
SCM1

Surface Type
Roof
Concrete/Asphalt
Landscaping
Permeable Pavers
Bioretention Facility

Area (square feet)
7543
21985
4319
2295
1237

IV.A.2
DMA1, totaling 7543 square feet consists of the roof areas of the two buildings and
drains to bioretention facility SCM1.
DMA2, totaling 21985 square feet consists of concrete and asphalt in the parking lot,
walkways and patios, and drains to the bioretention facility SCM1.
DMA3, totaling 4319 square feet consists of the landscaping throughout the project and
is self-treating.
DMA4, totaling 2295 square feet consists of the permeable paver parking spaces and is
self-treating.
SCM1, totaling 1237 square feet consists of the bioretention facilities and treats the
drainage from DMA 1 & DMA2.
IV.B.

Tabulation and Sizing Calculations

IV.B.1

Information Summary for BMP Facility Design
Total Project Area
Design Storm Depth
Applicable Requirements

35379 square feet
95 Percentile 24-hour rainfall depth = 2.6”
Tier 4
th

Design calculations are included in Attachment C. Design Calculation include
Hydrologic Calculations, Stormwater BMP Facility Sizing, and Hydraulic Calculations.
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IV.B.2. Self-Treating Areas
DMA Name
DMA3
DMA4
IV.B.3.

Surface Type
Landscaping
Permeable Pavers

Area (square feet)
4319
2295

Self-Retaining Areas

None
IV.B.4.

Areas Draining to Self-Retaining Areas

None
IV.B.5.

Areas Draining to Bioretention Facilities

DMA
Name

DMA
Area
(sq ft)

PostProject
Surface
Type

DMA
Runoff
Factor

DMA
Area x
Runoff
Factor

DMA1

7543

Roof

1.0

7543

DMA 2

21985

Conc/AC

1.0

21985

Total
V.

SCM Name
SCM1
Bioretention Facility
SCM
Minimum Proposed
Rough
SCM
SCM
Sizing
Size
Size
Factor

29528

0.04

1181

1237

Design of BMP Facilities

Details for BMP facility construction is included on the preliminary civil plans.
VI.

Source Control Measures

VI.A.

Site activities and potential sources of pollutants

See Source Control Table below.
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VI.B.

Source Control Table

Potential source of runoff
pollutants
Onsite storm drain inlets

Permanent source control
BMPs
Mark all inlets with the
words “No Dumping! Flows
to Bay”
Post sign “Do not dump
hazardous materials here”

Refuse areas

Patios, sidewalks & parking
lots

Operational source control
BMPs
Maintain and replace inlet
markings.
Provide adequate number
of receptacles. Inspect
regularly.
Sweep patios, sidewalks &
parking lots

VII.

Stormwater Facility Maintenance

VII.A.

Ownership and Responsibility for Maintenance in Perpetuity

Owners shall commit to execute any necessary agreements and accept responsibility
for operation and maintenance of facilities until that responsibility is formally transferred.
VII.B.

Summary of Maintenance Requirements for Each Stormwater Facility

BMP

Recommended BMP Maintenance
Action

Catch Basins & Outlet
Structures

Inspect Inlets, outlets,
grates & covers
Repair of above
Sediment removal
Inspect at surface

Permeable Pavers
Sediment removal & rock
replenishment
Curb Drains & Downspout
Drains

Inspection
Flushing, sediment removal

Bioretention Facilities

Entire Storm Drain System

Inspection
Maintenance
Perform inspection
Maintenance

Frequency
Prior to rainy season,
monthly during rainy
season & after heavy rains
As needed
As needed
Prior to rainy season,
monthly during rainy
season & after heavy rains
As needed
Prior to rainy season,
monthly during rainy
season & after heavy rains
As needed
Prior to rainy season,
monthly during rainy
season & after heavy rains
As needed
Prior to rainy season
As needed
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VIII.

Certifications

The preliminary design of stormwater treatment facilities and other stormwater pollution
control measures in this plan are in accordance with the current edition of city of Scotts
Valley Stormwater Technical Guide.
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Central Coast Region
Stormwater Control Measure
Sizing Calculator

Version: 2/26/2014

1. Project Information
Project name:

Housing Development for Larry Abitbol

Project location:

4627 Scotts Valley Drive, Scotts Valley

Tier 2/Tier 3:

Tier 3 - Retention

Design rainfall depth (in):

2.6

Total project area (ft2):

35379

Total new impervious area (ft2):

3102

Total replaced impervious in a USA (ft2):
Total replaced impervious not in a USA (ft2):
Total pervious/landscape area (ft2):

0
26426
6614

2. DMA Characterization
Name

DMA Type

Area (ft2)

Surface Type

New, Replaced?

Connection

DMA1a
DMA1b
DMA2
DMA3
DMA4

Drains to SCM
Drains to SCM
Drains to SCM
Self-Treating
Self-Treating

4441
3102
21985
4319
2295

Roof
Roof
Concrete or asphalt

Replaced
New
Replaced

SCM1
SCM1
SCM1

end_DMA

DMA Summary Area
Total project impervious area (ft2):
New impervious area (ft2):
Replaced impervious within a USA (ft2):
Replaced impervious not in a USA (ft2):
Total pervious/landscape area (ft2):

29528
3102
0
26426
0

3. SCM Characterization
Name

SCM Type

Safety Factor

SCM Soil Type

Infilt. Rate (in/hr)

Area (ft2)

SCM1

Bioretention

1

Site-Specific

4.17

1237

Depth Below
Underdrain (ft)

Drain Time
(hours)

Tributary DMA
Name

Tributary DMA
Area (ft2)

end_SCM

4. Run SBUH Model

5. SCM Minimum Sizing Requirements
SCM Name

SCM1

Min. Required
Storage Vol. (ft3)

597

1.21

0.0

end_Output

6. Self-Retaining Area Sizing Checks
Self-Retaining DMA
Name

Self-Retaining DMA
Area (ft2)

Tributary / SRA
Area Ratio

end_SRA
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3

% void space assumed

10 - Year
Intensity
(in/hr)

0.34
0.36
0.39
0.44
0.52
0.58
0.68
0.76
0.90
1.00
1.18
1.32
1.55
1.82
2.03

2.39
3.14

Storm
Duration
(min)

1440
1200
960
720
480
360
240
180
120
90
60
45
30
20
15

10
5

1.446
1.901

0.204
0.219
0.239
0.268
0.314
0.352
0.413
0.463
0.543
0.608
0.714
0.799
0.938
1.100
1.232

10 - Yr.
Release
Qpre
(cfs)

10 - YEAR DESIGN STORM

ft excavated volume needed
318
Structure
Length
Width*
Ratios
128.00
1.77
Dimen. (ft)
118.47
1.64

100

SS Ver: 1.0

1.583
2.080

0.223
0.240
0.262
0.293
0.344
0.385
0.452
0.506
0.594
0.666
0.781
0.875
1.026
1.204
1.349

10 - Year
Qpost
(cfs)

Depth*
1.77
1.64

0.350
0.848

-1.009
-0.993
-0.971
-0.939
-0.888
-0.847
-0.780
-0.726
-0.638
-0.567
-0.451
-0.358
-0.206
-0.028
0.117

Detention
Rate To
Storage
(cfs)

263
318

-109012
-89347
-69890
-50720
-31984
-22872
-14046
-9801
-5744
-3826
-2032
-1207
-463
-42
131

Specified
Storage
Volume
(cf)

DETENTION @ 15 MIN.

*For pipe, use the square
root of the sectional area

Fig. SWM-2 in County Design Criteria
See note # 2
See note # 2
ft2
See note # 2 and # 4

STRUCTURE DIMENSIONS FOR DETENTION
ft3 storage volume calculated
318

1.80
0.74
0.81
35379

PRESS TAB & ENTER DESIGN VALUES

Site Location P60 Isopleth:
Rational Coefficients Cpre:
Cpost:
Impervious Area:

Data Entry:

RUNOFF DETENTION BY THE MODIFIED RATIONAL METHOD

1

Calc by:
JR

Date:

10

1000

10000

1/2/2018

provided from the County DPW Stormwater Management web page.
6) Refer to the County of Santa Cruz Design Criteria, for complete method criteria.

1) The modified rational method, and therefore the standard calculations are applicable in
watersheds up to 20 acres in size.
2) Required detention volume determinations shall be based on all net new impervious area
both on and off-site, resulting from the proposed project. Pervious areas shall not be
included in detention volume sizing; an exception may be made for incidental pervious
areas less than 10% of the total area.
3) Gravel packed detention chambers shall specify on the plans, aggregate that is washed,
angular, and uniformly graded (of single size), assuring void space not less than 35%.
4) A map showing boundaries of both regulated impervious areas and actual drainage
areas routed to the hydraulic control structure of the detention facility is to be provided,
clearly distinguishing between the two areas, and noting the square footage.
5) The EPA defines a class V injection well as any bored, drilled, or driven shaft, or dug
hole that is deeper than its widest surface dimension, or an improved sinkhole, or a
subsurface fluid distribution system. Such storm water drainage wells are “authorized
by rule”. For more information on these rules, contact the EPA. A web site link is

Duration (Min)

100

10-Yr Post-Development Detention Storage Volume
@ 10-Yr Pre-Development Release Rate

Notes & Limitations on Use:

0

50

100
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200

250

300

350
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Storage Volume (CF)
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SV Commercial and Housing Project
Traffic Impact Analysis

EXECUTIVE SUMMARY
The Traffic Impact Analysis (TIA) presents an evaluation of the potential traffic impacts associated
with the proposed Commercial and Housing project in the City of Scotts Valley. The project site
is located on the west side of Scotts Valley Drive, north of Civic Center Drive (4627 Scotts Valley
Drive). The project site is occupied with a surface parking lot (92 stalls). The parking lot has been
used for over 20 years under an existing entitlement. The project will remove the existing surface
parking lot and construct two (2) new buildings, which will accommodate various commercial
retail (2,128 SF) and office (1,064 SF) uses, and 18 residential apartments. On-site parking will
be provided for 49 vehicles. Access for the proposed uses will continue to be provided via one (1)
driveway on Scotts Valley Road and one (1) driveway on Civic Center Drive. The project will
generate approximately 226 daily trips (two-way trip ends); with 11 trips during the AM peak hour
(4 inbound & 7 outbound) and 19 trips during the PM peak hour (10 inbound & 9 outbound).
A parking survey was conducted on the project site prior to the collection of new PM peak period
count data (around 3:45 PM), which indicated that 32 vehicles were parked in the existing surface
lot (approximately 35% occupancy). Traffic count data was also collected at the existing driveway
on Scotts Valley Drive. Based on the parking survey and count data, it was concluded that the
proposed project uses will generate fewer PM peak hour trips than the existing parking lot use
especially if the occupancy is greater than 35-40%.
The TIA scope was developed in consultation with City staff, and includes a focused analysis of
the potential project impacts to PM peak hour operations at the Scotts Valley Drive and Civic
Center Drive - Disc Drive intersection. Information in various reference documents was reviewed
and referenced while conducting the traffic impact analysis (e.g. Town Center EIR, Gateway South
Transportation Impact Analysis, Scotts Valley Townhomes Traffic Impact Study, and Dunslee
Way and Scotts Valley Drive Development Traffic Impact Analysis).
The evaluation of existing operations was conducted using new turning movement traffic count
data collected during the afternoon peak commuter period (4:00-6:00 PM). The new PM peak
hour traffic count data was compared to data published in the various reference documents. The
comparison demonstrated that existing PM peak hour traffic volumes along Scotts Valley Drive
are slightly lower than the 2008-09 data, but have remained relatively stable over the past 12-18
months. The evaluation of existing conditions indicated that average vehicle delays at the Scotts
Valley Drive and Civic Center Drive - Disc Drive intersection are within acceptable limits during
the PM peak hour, as defined by the City of Scotts Valley (LOS C or better). The analysis of
existing conditions is consistent with the data presented in the Town Center EIR.
The evaluation of existing plus project conditions indicated that average delays at the Scotts Valley
Drive and Civic Center Drive - Disc Drive intersection will remain within acceptable limits during
the PM peak hour with the addition of the project traffic. Therefore, based on the City’s level of
significance criterion it was concluded that the project will not significantly impact local traffic
i
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operations. It was noted that the analysis of buildout conditions presented in the Town Center EIR
concluded that long-range LOS at the Scotts Valley Drive and Civic Center Drive intersection will
remain within acceptable limits. Therefore, the project traffic will not significantly impact longrange operations at the study intersection. The City of Scotts Valley has various Development
Impact Fees (DIF). It is the project applicant’s responsibility to negotiate and pay all applicable
development fees as required by the City. Since the proposed project uses are anticipated to
generate fewer PM peak hour trips than the existing parking lot use, the project applicant would
like the City to consider waiving the DIF for Streets & Thoroughfares.

ii
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1.0 INTRODUCTION
The Traffic Impact Analysis (TIA) presents an evaluation of the potential traffic impacts associated
with the proposed Commercial and Housing project in the City of Scotts Valley. The project site
is located on the west side of Scotts Valley Drive, north of Civic Center Drive (4627 Scotts Valley
Drive). The project site is currently occupied with a surface parking lot. The project will remove
the existing parking lot, and construct two (2) new buildings to accommodate various commercial
retail and office, and residential uses. Access for the proposed uses will continue to be provided
via one (1) driveway on Scotts Valley Road and one (1) driveway on Civic Center Drive. The
general location of the project site is illustrated on Figure 1.
TIA Scope and Reference Documents
The TIA has been prepared in response to a request from the City’s Community Development
Director. The TIA scope was developed in consultation with City staff, and includes an estimate
of the project trip generation and an evaluation of the potential impacts to the local street network.
The potential sphere of impact is defined using the estimated trip generation and acknowledge of
existing/future operations at other local intersections. Based on the estimated trip generation, City
staff agreed that a focused analysis of the potential impacts to PM peak hour operations at the
Scotts Valley Drive / Civic Center Drive - Disc Drive intersection would be appropriate.
Information in the following documents has been reviewed to fully understand the traffic analysis
requirements and was referenced while conducting the analysis:
- Town Center Specific Plan EIR, Sec. 4.11 Transportation and Circulation; Oct. 2008
- City of Scotts Valley “Guidelines for Preparing Traffic Impact Studies”; Updated Feb. 2009
- Gateway South: Scotts Valley Target, Final Transportation Impact Analysis; Sept. 2009
- Mt. Hermon Road Traffic Mitigations and Fair Share Contribution Policy; March 2010
- City of Scotts Valley Bicycle Transportation Plan; March 2012
- Scotts Valley Townhomes (Terrace), Traffic Impact Study; March 2015
- Development at Dunslee Way and Scotts Valley Drive, Traffic Impact Analysis; April 2015
- Enterprise Way Project EIR (Transportation & Circulation); Dec. 2015
- Draft Highway 17 Access Management Plan (Caltrans); Oct. 2016

Page 1
SV Comm and Housing R01R

Pinnacle Traffic Engineering

153

154

SV Commercial and Housing Project
Traffic Impact Analysis

2.0 EXISTING CONDITIONS
The regional and local street networks serving the project site include State Route 17 (SR 17), Mt.
Hermon Road, Scotts Valley Drive and Civic Center Drive. The following is a brief description
of the local network and an evaluation of existing traffic operations.
Network Description
SR 17 provides access between the Monterey Bay area and freeway network serving the San
Francisco Bay. SR 17 extends north from SR 1 in the City of Santa Cruz to SR 9, SR 85, and
Interstate 280 (I-280). SR 17 has two (2) travel lanes in each direction, with local grade separated
interchanges at Granite Creek Road and Mt. Hermon Road. SR 17 has a posted 65 miles per hour
(mph) speed limit through the City of Scotts Valley. As listed in the reference documents, Caltrans
has published a Draft Highway 17 Access Management Plan for the conventional highway corridor
between Granite Creek Road and Summit Road. The Highway 17 Access Management Plan is a
long-range planning document that recommends access management strategies to address access,
mobility, and safety needs through the study corridor.
Mt. Hermon Road is a primary east-west arterial through the City of Scotts Valley, extending
between SR 17 and Graham Hill Road. Mt. Hermon Road between the SR 17 interchange and
Skypark Drive - Lockewood Lane has two (2) travel lanes in each direction with a posted 35 mph
speed limit. Mt. Hermon Road is signalized at local intersections, including La Madrona Drive SR 17 southbound off-ramp, Glen Canyon Road, Scotts Valley Drive, Spring Lakes Drive, Kings
Village Road, etc.
Scotts Valley Drive is a primary north-south arterial in the City, extending between Mt. Hermon
Road (opposite Whispering Pines Drive) and Vine Hill School Road. A majority of Scotts Valley
Drive has two (2) travel lanes in each direction, with a posted speed limit of 35 mph near Civic
Center Drive. Scotts Valley Drive south of Civic Center Drive has a raised median, while north
of Civic Center Drive there is a two-way left turn lane. Scotts Valley Drive is signalized at local
intersections, including Mt. Hermon Road, Bean Creek Road, Erba Lane, Civic Center Drive Disc Drive, Carbonero Way, El Pueblo Road, Victor Square, Granite Creek Road, etc. Scotts
Valley Drive has Class II bike lanes as designated in the City’s Bicycle Transportation Plan.
Civic Center Drive is a local collect street that extends west of Scotts Valley Drive (opposite Disc
Drive). Civic Center Drive has a single lane in each direction, and serves local commercial office
and residential uses. The City of Scotts Valley Administrative offices are located at 1 Civic Center
Drive. Civic Center Drive is signalized at Scotts Valley Drive.
Transit Service - The Santa Cruz Metropolitan Transit District (SCMTD) operates various transit
routes throughout the City of Scotts Valley. Routes 17, 30 and 35 provide local transit service
along Scotts Valley Road, with stops adjacent to the Civic Center Drive - Disc Drive intersection.
Page 3
SV Comm and Housing R01R

Pinnacle Traffic Engineering

155

SV Commercial and Housing Project
Traffic Impact Analysis

Traffic Volumes
New turning movement traffic count data was collected during the afternoon peak commuter
period (4:00-6:00 PM) to document existing conditions at the Scotts Valley Drive and Civic Center
Drive - Disc Drive intersection. The existing PM peak hour traffic volumes (highest hour between
4:00 and 6:00 PM) at the study intersection are illustrated on Figure 2. A copy of the PM peak
period traffic count data is included with the Appendix Material.
The PM peak hour traffic count data collected for this TIA was compared to data published in the
various reference documents (e.g. Town Center EIR, Gateway South Transportation Impact
Analysis, Scotts Valley Townhomes Traffic Impact Study, and Dunslee Way and Scotts Valley
Drive Development Traffic Impact Analysis). The comparison demonstrates that existing PM
peak hour traffic volumes along Scotts Valley Drive are slightly lower than the 2008-09 data, but
have remained relatively stable over the past 12-18 months.
Level of Service Analysis
Various “level of service” (LOS) methodologies are used to evaluate traffic operations. Operating
conditions range from LOS “A” (free-flowing) to LOS “F” (forced-flow). The City’s General Plan
has established the LOS C standard as the lower limit for acceptable intersection operations, except
at the Scotts Valley Drive intersections with Mt. Hermon Road and Granite Creek Road where
LOS D is considered acceptable. A description of the LOS values is included with the Appendix
Material.
Per the City’s “Guidelines for Preparing Traffic Impact Studies,” the PM peak hour operations at
the Scotts Valley Drive and Civic Center Drive - Disc Drive intersection have been evaluated using
the methodologies in the 2010 Highway Capacity Manual (HCM). The 2010 HCM methodologies
analyze operations based on vehicle “control” delay (e.g. delay seconds per vehicle). Vehicle
delays at a signalized intersection are reported for the overall peak hour operations as an “average.”
The Synchro 8 software was used for the 2010 HCM analysis. The results of the existing PM peak
hour intersection LOS analysis are presented in Table 1. The LOS vehicle delay criterion and LOS
worksheets are included with the Appendix Material.
Table 1 - Existing PM Peak Hour Intersection LOS Analysis
Traffic
Average Delay - LOS
Control

Study Intersection
Scotts Valley Dr. / Civic Ct. Dr. - Disc Dr.

Signal

10.3 - B

The data in Table 1 indicates that average delays at the Scotts Valley Drive and Civic Center Drive
- Disc Drive intersection are within acceptable limits during the PM peak hour (LOS C or better).
This analysis is consistent with the data presented in the Town Center EIR (LOS B). The Town
Center EIR analysis documented vehicle delays in the LOS A range during the AM peak hour.
Page 4
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3.0 PROJECT CONDITIONS
The following is a description of the existing site use, proposed project uses, an estimate of the
trip generation quantities, an assignment of the project trips to the local street system, and an
evaluation of the potential project impacts on existing operations.
Description
As previously stated, the project site is occupied with a surface lot that has 92 parking stalls. The
parking lot has been used for over 20 years under an existing entitlement by the property owner
(project applicant). The Scotts Valley Water District currently has parking rights for 9 of the
existing parking stalls. A layout of the existing parking lot is provided on Figure 3A. A parking
survey was conducted around 3:45 PM, which indicated that 32 vehicles were parked in the
existing lot. During the 2-hour PM peak period (4:00-6:00 PM), 21 of the vehicles were counted
exiting the existing driveway on Scotts Valley Road (17 going south and 4 going north). The
remaining 11 vehicles exited the existing Civic Center Drive driveway and proceeded to the signal
at the Scotts Valley Drive intersection. A copy of the Scotts Valley Drive driveway count data is
included with the Appendix Material.
The project will remove the existing surface parking lot and construct two (2) new buildings.
Building A will accommodate commercial retail and office uses, and residential apartments.
Building B will also accommodate residential apartments. On-site parking will be provided for 49
vehicles. Access to the site will continue to be provided via one (1) driveway on Scotts Valley
Road and one (1) driveway on Civic Center Drive. The Scotts Valley Drive driveway will be
relocated south closer to the southerly property line. A summary of the proposed project uses is
presented in Table 2 and a copy of the Project Site Plan is provided on Figure 3B.
Table 2 - Proposed Project Uses
Land Uses
Building A:
Commercial Retail (1st Floor)
Commercial Office (2nd Floor)
Residential Apartments (2nd & 3rd Floors)

2,128 SF
1,064 SF
3 Units

Building B:
Residential Apartments

15 Units

Project Trip Generation Estimates
The project trip generation estimates have been derived using data contained in the Institute of
Transportation Engineers (ITE) Trip Generation Manual (9th Edition). The applicable ITE trip
generation rates are presented in Table 3.
Page 6
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Table 3 - Applicable ITE Trip Generation Rates
Number of Vehicle Trips
ITE Code - Land Use

AM Peak Hour
In

Out

PM Peak Hour
In

Out

#220 - Apartment Unit (a)
0.10
0.41
0.40
#710 - General Office (b)
1.37
0.19
0.25
#826 - Specialty Retail (b)
0.00
0.00
1.19
(a) Number of vehicle trips per residential dwelling unit
(b) Number of vehicle trips per 1,000 SF

0.22
1.24
1.52

Daily
6.65
11.03
44.32

Information in the ITE Trip Generation Handbook demonstrates that a significant portion of retail
related trips are pass-by and/or diverted-link trips coming from traffic already on the adjacent street
system. In addition, mixed-use developments typically have some interaction between the uses,
which are considered internal “captured” trips. These trips are internal to the project development,
and do not exit or re-enter the site. The City’s “Guidelines for Preparing Traffic Impact Studies”
allow a 15% reduction to account for retail related pass-by trips and a 5% reduction to account for
internal captured trips. The project the trip generation estimates have been derived using the trip
generation rates in Table 3. A 5% reduction has been applied to the total trip generation to account
for internal captured trips and a 15% pass-by reduction has been applied to the retail related trips.
The project trip generation estimates are presented in Table 4.
Table 4 - Project Trip Generation Estimates
Number of Vehicle Trips
Proposed Project Use
Commercial Retail - 2,128 SF
Commercial Office - 1,064 SF
Residential Apartments - 18 Units

AM Peak Hour
In
Out
0
0
2
0
2
7

PM Peak Hour
In
Out
3
3
0
2
7
4

Daily
94
12
120

Total Project Trips:

4

7

10

9

226

Internal Captured Trips (5%):

0

0

-1

0

-12

Retail Pass-By Trips (15%):

0

0

0

0

-14

Project New Primary Trips:

4

7

9

9

200

The data in Table 4 indicates that the project will generate a total of approximately 226 daily trips
(two-way trip ends); with 11 trips during the AM peak hour (4 inbound & 7 outbound) and 19 trips
during the PM peak hour (10 inbound & 9 outbound). Due to the relatively small size of the retail
and offices uses, the internal and pass-by trips will only account for a small portion of the project
trips generated during the PM peak hour. The project trip generation estimates demonstrate that
the proposed uses will result in approximately 200 new “primary” (single purpose) trips.
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As previously indicated under the project description (Page 6), 32 of the 92 stalls in the existing
parking lot on the project site were occupied prior to the traffic count (around 3:45 PM). The
property owner (project applicant) has indicated that the 35% occupancy (32/92) appears relatively
low based on historic use. A review of the Scotts Valley Drive driveway count data indicates that
during the highest hour between 4:00 and 6:00 PM (4:30-5:30 PM), a total of 13 vehicles were
counted using the driveway (2 inbound and 11 outbound). This represents about 62% of the total
driveway trips during the 2-hour period data was collected. In addition, it is anticipated that about
6-7 trips also exiting the Civic Center Drive driveway during the same peak hour period (4:305:30 PM). Therefore, it is highly likely that the proposed project uses will generate fewer PM peak
hour trips than the existing parking lot especially if the occupancy is greater than 35-40%.
Project Traffic Volumes
The project total trip generation estimates in Table 4 were assigned to the local street system based
on the project location, a review of local peak hour travel patterns and data presented in the various
reference documents. Currently, the existing project site driveway on Scotts Valley Drive has
posted signs which indicate “no left turns”. Therefore, all project trips exiting the site with a
destination to the north on Scotts Valley Drive were assigned to the Civic Center Drive driveway.
In a similar situation, since the Scotts Valley Drive driveway will be moved closer to the southerly
property line (and the Civic Center Drive signalized intersection) all northbound ingress project
trips were assigned to turn left at the Civic Center Drive - Disc Drive signalized intersection.
Driveway access on Scotts Valley Road should be restricted to right turns only (in and out).
As directed by City staff, the assignment of project trips to the local street system also includes the
number of trips that could go through the Scotts Valley Drive / Mt. Hermon Road and Mt. Hermon
Road / La Madrona Drive - SR 17 southbound off ramp intersections. These intersections are
included in the assignment of trips to address the City’s Mt. Hermon Road Traffic Mitigation /
Fair Share Contribution policy. Typically, the assignment of housing and employment base trips
would be more regional in nature while the commercial retail trips would be more local. However,
due to the relatively low trip generation it was deemed reasonable to assign all project trips using
the same distribution percentages. The overall trip assignment percentages are provided in Table
5. The distribution percentages and project traffic volumes are shown on Figures 4A and 4B.
Table 5 - Project Trip Distribution Percentages
Route and Distribution Percentage
Project Component

Retail, Office & Residential

Scotts Valley
Drive
North

Disc
Drive
East

Mt. Hermon
Road
West

North

South

35%

5%

20%

15%

25%

SR 17

Total
100%
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It is noted that the project applicant has stated that one of the primary purposes of the project is to
provide much needed affordable housing for employees at the Bay Photo Manufacturing facility
located at 920 Disc Drive (owned by the applicant). Therefore, the actual percentage of residential
trips with a destination to Disc Drive could be higher than listed in Table 5 (only 5%). In addition,
it is anticipated that the opportunity to walk or bike to work will reduce the total trip generation
associated with the residential component.
Existing Plus Project Traffic Volumes
The existing plus project PM peak hour traffic volumes at the Scotts Valley Drive and Civic Center
Drive - Disc Drive intersection have been derived by summing the existing traffic volumes on
Figure 2 and the project traffic volumes on Figure 4A. The existing plus project PM peak hour
traffic volumes are provided on Figure 5.
Level of Significance Criterion
Project specific impacts have been evaluated using standard LOS and level of significance criterion
defined by the City of Scotts Valley. As previously stated, the City’s General Plan has established
the LOS C standard as the lower limit for acceptable intersection operations, except at the Scotts
Valley Drive / Mt. Hermon Road and Mt. Hermon Road / Granite Creek Road intersections where
LOS D is considered acceptable. Therefore, a project is considered to have a potentially significant
impact if either of the following conditions are applicable:
• Intersection operations degrade from an acceptable LOS to an unacceptable LOS
• Intersection currently operates within an unacceptable LOS and the project will
have any increase in average vehicle delays
All potentially significant impacts attributable to a proposed project shall be mitigated to a level
of “less than significant.”
Level of Service Analysis
Since the internal captured and pass-by trips will only account for a small portion of the total
project trip generation during the PM peak hour, it was deemed appropriate to analyze the existing
plus project scenario using the total trip generation in Table 4 and shown on Figure 4A. Therefore,
to evaluate the potential project impacts on existing operations the LOS analysis was conducted
using the existing plus project traffic volumes illustrated on Figure 5. It should be noted that this
analysis approach presents a worst-case scenario since there is no credit applied for any vehicles
currently using the existing park lot. The results of the existing plus project LOS intersection
analysis are presented in Table 6. The existing delay and LOS values are also provided for
comparison purposes. The Synchro LOS worksheets are included with the Appendix Material.
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Table 6 - Existing PM Peak Hour Intersection LOS Analysis

Study Intersection

Traffic
Control

Average Delay - LOS
Existing
Existing
Plus
Project

Scotts Valley Dr. / Civic Ct. Dr. - Disc Dr.

Signal

10.3 - B

10.7 - B

The data in Table 6 indicates that average delays at the Scotts Valley Drive and Civic Center Drive
- Disc Drive intersection will remain within acceptable limits during the PM peak hour with the
addition of project traffic (LOS C or better). Therefore, based on the City’s level of significance
criterion it is concluded that the project will not significantly impact local traffic operations.
It is noted that the analysis of buildout conditions presented in the Town Center EIR concluded
that long-range LOS at the Scotts Valley Drive and Civic Center Drive intersection will remain
within acceptable limits (LOS C or better). Therefore, since the project traffic will not significantly
impact existing operations it is logical to conclude that the project will not significantly impact
long-range operations at the study intersection. It should also be noted that future traffic operations
at other key intersections in the City have been analyzed in the Town Center EIR and other
reference documents, and the appropriate mitigations have been identified as required to maintain
and provide acceptable LOS. The City is currently working on the improvement project for the
Mt. Hermon Road and Scotts Valley Drive intersection.
Congestion Management Program (CMP) Analysis
The Santa Cruz County CMP contains LOS standards for designated regional roadways and
intersections in the City of Scotts Valley. Under the CMP, local jurisdictions are required to
monitor levels of service on a designated system of highways and roadways. The CMP outlines
LOS standards for designated roadways and intersections (LOS D or E). However, the City (and
other local jurisdictions) has chosen to apply their own traffic LOS standards, which are more
conservative than those established in the CMP. Therefore, for the purposes of this TIA the City’s
General Plan LOS standards govern.
Development Impact Fees (DIF)
The City of Scotts Valley has various DIF (e.g. streets & thoroughfares, storm drain, wastewater
treatment, etc). In addition, the City has adopted a Mt. Hermon Road Traffic Mitigation / Fair
Share Contribution policy for projects that add trips to the (1) Scotts Valley Drive / Mt. Hermon
Road and (2) Mt. Hermon Road / La Madrona Drive intersections. The City’s policy states that
“any project which meets the trip generation threshold of an additional five (5) peak hour trips in
both the AM and PM peak hours at the Scotts Valley Drive / Mt. Hermon Road intersection, or
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five (5) additional PM peak hour trips at the Mt. Hermon Road / La Madrona Drive intersection
will be conditioned to pay, in addition to all regular impacts, the additional fees as follows:
• $240 per peak hour trip (sum of AM & PM) for the Scotts Valley Dr. / Mt. Hermon Rd. improvements
• $712 per PM peak hour trip for Mt. Hermon Rd. / La Madrona Dr. improvements

Table 7 provides an estimate of the project’s fair share contribution per the City’s Mt. Hermon
Road Traffic Mitigation / Fair Share Contribution policy.
Table 7 - Project’s Fair Share Contribution
Intersection

Number of
Project Trips

Estimated Fair
Share
Contribution

Scotts Valley Dr. / Mt. Hermon Rd.
Mt. Hermon Rd. / La Madrona Dr.

20 (AM & PM)
8 (PM)

$4,800
$5,696

Total:

$10,496

The data in Table 7 indicates that the project’s fair share contribution per the City’s Mt. Hermon
Road Traffic Mitigation / Fair Share Contribution policy would be $10,496; which would be in
addition to the regular DIF required by the City.
It is the project applicant’s responsibility to negotiate and pay all applicable development fees. As
discussed under the Project Trip Generation (Page 10), it is highly likely that the proposed project
uses will generate fewer PM peak hour trips than the existing parking lot use especially if the
occupancy is greater than 35-40%. Therefore, the project applicant would like the City to consider
waiving the DIF for Streets & Thoroughfares.
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4.0 CONCLUSION
The Traffic Impact Analysis (TIA) presents an evaluation of the potential impacts associated with
the proposed Commercial and Housing project in the City of Scotts Valley. The project site is
currently occupied with a surface parking lot (92 stalls). The project will remove the existing
surface lot and construct two (2) new buildings, which will accommodate various commercial
retail (2,128 SF) and office (1,064 SF) uses, and 18 residential apartments. The project will
generate approximately 226 daily trips, with 11 trips during the AM peak hour and 19 trips during
the PM peak hour. It is anticipated that the proposed project uses will generate fewer PM peak
hour trips than the existing parking lot especially if the occupancy is greater than 35-40%.
The TIA scope was developed in consultation with City staff, and includes a focused analysis of
the potential impacts to PM peak hour operations at the Scotts Valley Drive / Civic Center Drive Disc Drive. The evaluation of existing conditions was conducted using new turning movement
traffic count data collected during the afternoon peak commuter period. Average vehicle delays
at the study intersection are within acceptable limits during the PM peak hour as defined by the
City of Scotts Valley (LOS C or better).
An evaluation of the “existing plus project” conditions indicated that average delays at the Scotts
Valley Drive and Civic Center Drive - Disc Drive intersection would remain within acceptable
limits with the addition of the project traffic. Therefore, based on the City’s level of significance
criterion it was concluded that the project will not significantly impact local traffic operations.
The City of Scotts Valley has various Development Impact Fees (DIF). It is the project applicant’s
responsibility to negotiate and pay all applicable development fees as required by the City. Since
the proposed project uses are anticipated to generate fewer PM peak hour trips than the existing
parking lot, the project applicant would like the City to consider waiving the DIF for Streets &
Thoroughfares.

## END ##
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APPENDIX MATERIAL CONTENTS
- 2016 Traffic Count Data (Scotts Valley Drive / Civic Center Drive - Disc Drive)
- 2016 Traffic Count Data (Scotts Valley Drive / Project Site Driveway)
- Level of Service (LOS) LOS Value Descriptions
- Intersection LOS-to-Vehicle Delay Criterion
- HCM Level of Service (LOS) Worksheets
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PINNACLE TRAFFIC ENGINEERING
831 C Street • Hollister, CA 95023 • (831) 638-9260
9452 Telephone Road,#440 • Ventura, CA 93004 • (805) 644-9260

PinnacleTE.com

Scotts Valley Apartment Project; City of Scotts Valley, CA (#289-A)
Intersection: Scotts Valley Drive and Civic Center Drive

Weather: Lt. Rain

Date: 12/14/16 (Wednesday)

Count Conducted By: Sean McEachin
Intersection Turning Movement - Direction / Turning Movement

Beginning
Time

Northbound

Westbound

Southbound

Eastbound

of Count

1

2

3

4

5

6

7

8

9

10

11

12

15-Min. Hourly

Direction

LT

TH

RT

LT

TH

RT

LT

TH

RT

LT

TH

RT

Totals

4:00-4:15 PM

13

144

12

22

0

4

4

222

0

7

0

11

439

4:15-4:30 PM

10

131

8

19

0

7

2

191

1

1

0

11

381

4:30-4:45 PM

11

147

10

18

0

7

8

237

3

0

0

8

449

4:45-5:00 PM

9

146

10

20

0

4

6

218

1

3

0

8

425

1694

5:00-5:15 PM

7

169

11

34

0

10

4

254

1

12

0

20

522

1777

5:15-5:30 PM

5

153

15

19

1

5

7

205

0

4

0

12

426

1822

5:30-5:45 PM

5

127

6

16

0

2

4

196

2

4

0

11

373

1746

5:45-6:00 PM

10

141

11

17

0

3

5

185

2

4

0

5

383

1704

2 Hour Totals :

70

1158

83

165

1

42

40

1708

10

35

0

86

3398

3398

Peak Hour Period
Direction

LT

TH

RT

LT

TH

RT

LT

TH

RT

LT

TH

RT

Total

4:30-5:30 PM

32

615

46

91

1

26

25

914

5

19

0

48

1822

PM PEAK HOUR FACTOR: total / 4 x peak 15 minute interval = 0.87
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Totals

172

173

TWO-WAY STOP SIGN CONl"ROLLED INTERSECTIONS
LEVEL-OF-SERVICE CRITERtA FOR TWSC INTERSECTIONS
Av€rage Control Delay (s/veh)

Level of Service
A
B

0-10
lO-15
15-25
> 25-35
> 35-50

>

C

>

o
E
F

>

50

ALL-W AYSTOP SIGN CONTR{)LLED INTER.SECTIONS
The level-of-service criteria.aregiven in Exhibit __
The criteria for AWSC
intersections have different threshold values than do those for signalized intersections
primarily because drivers expect different levels of performance from distinct types of
transportation facilities. The expectation is that a signalized intersection is designed to
carry higher traffic volumes than an AWSC intersection. Thus a higher level of control
delay is acceptable at a signalized intersection for the same LOS.
LEVEL-Of-SERVICE

ORITERIA FOR AWSCINTERSECTIONS

Level of Service

Control Delay (s/veh)
0-10
> 10-15
>15-25
> 25-35
> 35-50
>50

A
B

C
D
E
F

SIGNALIZED INTERSECTIONS
The average control delay per vehicle is estimated for each lane group and
aggregated for each. approach and for the intersection as a whole. LOS is directly related
to the control delay value.
LOS CRITERIA FOR SIGNALIZED INTERSECTIONS

PINNACLE
TRAFFIC
ENGINEERING

LOS
A
B

Control Delay per Vehicle (s/veh)
~10
> 10-20

C
D

> 20,-35

>

35-55

E
F

>

55-80
>80

LEVEL OF SERVICE
VEHICLE DELAY RELATIONSHIPS
831 C Street - Hollister, CA 95023
(831) 638-9260 I (805) 644-9260
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APPENDIX B
Measures of Effectiveness
by Facility Type

TYPE OF FACILITY

MEASURE OF EFFECTIVENESS

Two-lane Roadways

Time Delay (percent)

Signalized Intersections

Average Control Delay (sec/veh)

Unsignalized Intersections

Average Control Delay (sec/veh)

Arterials

Average Travel Speed (mph)

Transit

Load Factor
(pers/seat,veh/hr, people/hr)

Pedestrian

Space (sq.ft./ped)

Measures of effectiveness for level of service definitions located in Table 1-2,
Chapter 1, of the 1997 Highway Capacity Manual, Special Report 209,
Transportation Research Board, National Research Council.

Transition between LOS “C” and LOS “D” Criteria
(Reference 1997 Highway Capacity Manual)
Signalized Intersections
LOS

Control Delay Per Vehicle (Sec)

A

10

B

20

C

35

D

55

E

80

F

>80

Double line represents the transition between LOS “C” and LOS “D”

P :\planning\environm ental\traffic\city guidelines - traffic studies.wpd
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HCM 2010 Signalized Intersection Summary
1: Scotts Valley Dr. & Civic Ct. Dr./Disc Dr.

Movement
Lane Configurations
Volume (veh/h)
Number
Initial Q (Qb), veh
Ped-Bike Adj(A_pbT)
Parking Bus, Adj
Adj Sat Flow, veh/h/ln
Adj Flow Rate, veh/h
Adj No. of Lanes
Peak Hour Factor
Percent Heavy Veh, %
Cap, veh/h
Arrive On Green
Sat Flow, veh/h
Grp Volume(v), veh/h
Grp Sat Flow(s),veh/h/ln
Q Serve(g_s), s
Cycle Q Clear(g_c), s
Prop In Lane
Lane Grp Cap(c), veh/h
V/C Ratio(X)
Avail Cap(c_a), veh/h
HCM Platoon Ratio
Upstream Filter(I)
Uniform Delay (d), s/veh
Incr Delay (d2), s/veh
Initial Q Delay(d3),s/veh
%ile BackOfQ(50%),veh/ln
LnGrp Delay(d),s/veh
LnGrp LOS
Approach Vol, veh/h
Approach Delay, s/veh
Approach LOS
Timer
Assigned Phs
Phs Duration (G+Y+Rc), s
Change Period (Y+Rc), s
Max Green Setting (Gmax), s
Max Q Clear Time (g_c+I1), s
Green Ext Time (p_c), s
Intersection Summary
HCM 2010 Ctrl Delay
HCM 2010 LOS

12/28/2016

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

19
7
0
1.00
1.00
1900
22
0
0.87
2
266
0.14
1207
22
1207
1.1
2.3
1.00
266
0.08
463
1.00
1.00
29.0
0.1
0.0
0.4
29.1
C

0
4
0

48
14
0
1.00
1.00
1863
55
1
0.87
2
221
0.14
1583
55
1583
2.3
2.3
1.00
221
0.25
448
1.00
1.00
28.4
0.6
0.0
1.0
29.0
C

91
3
0
1.00
1.00
1863
105
1
0.87
2
243
0.14
1343
105
1343
5.6
7.9
1.00
243
0.43
435
1.00
1.00
32.0
1.2
0.0
2.2
33.2
C

1
8
0

26
18
0
1.00
1.00
1900
30
0
0.87
2
215
0.14
1540
31
1591
1.3
1.3
0.97
222
0.14
450
1.00
1.00
28.0
0.3
0.0
0.6
28.3
C

32
5
0
1.00
1.00
1863
37
1
0.87
2
51
0.03
1774
37
1774
1.5
1.5
1.00
51
0.72
191
1.00
1.00
35.7
17.6
0.0
1.0
53.3
D

615
2
0

46
12
0
1.00
1.00
1900
53
0
0.87
2
169
0.67
250
385
1819
6.5
6.5
0.14
1226
0.31
1226
1.00
1.00
5.0
0.7
0.0
3.4
5.7
A

25
1
0
1.00
1.00
1863
29
1
0.87
2
43
0.02
1774
29
1774
1.2
1.2
1.00
43
0.67
167
1.00
1.00
35.9
16.7
0.0
0.8
52.6
D

914
6
0

5
16
0
1.00
1.00
1900
6
0
0.87
2
14
0.67
21
542
1859
10.1
10.1
0.01
1245
0.44
1245
1.00
1.00
5.7
1.1
0.0
5.5
6.8
A

6
6
53.7
4.0
49.0
12.1
15.9

7

1.00
1863
0
1
0.87
2
0
0.00
0
0
0
0.0
0.0
0
0.00
0
1.00
0.00
0.0
0.0
0.0
0.0
0.0
77
29.0
C

1
1
5.8
4.0
7.0
3.2
0.0

2
2
54.0
4.0
50.0
8.5
16.7

1.00
1863
1
1
0.87
2
7
0.14
51
0
0
0.0
0.0
0
0.00
0
1.00
0.00
0.0
0.0
0.0
0.0
0.0
136
32.1
C

3

4
4
14.4
4.0
21.0
4.3
0.7

5
5
6.1
4.0
8.0
3.5
0.0

1.00
1863
707
2
0.87
2
2250
0.67
3338
375
1770
6.5
6.5
1193
0.31
1193
1.00
1.00
5.0
0.7
0.0
3.3
5.7
A
797
7.9
A

1.00
1863
1051
2
0.87
2
2416
0.67
3608
515
1770
10.1
10.1
1185
0.44
1185
1.00
1.00
5.7
1.2
0.0
5.3
6.9
A
1086
8.1
A

8
8
14.4
4.0
21.0
9.9
0.5

10.3
B

Existing PM Peak Hour 12/14/2016 Baseline - No Project
LDH

Synchro 8 Report
Page 1
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HCM 2010 Signalized Intersection Summary
1: Scotts Valley Dr. & Civic Ct. Dr./Disc Dr.

Movement
Lane Configurations
Volume (veh/h)
Number
Initial Q (Qb), veh
Ped-Bike Adj(A_pbT)
Parking Bus, Adj
Adj Sat Flow, veh/h/ln
Adj Flow Rate, veh/h
Adj No. of Lanes
Peak Hour Factor
Percent Heavy Veh, %
Cap, veh/h
Arrive On Green
Sat Flow, veh/h
Grp Volume(v), veh/h
Grp Sat Flow(s),veh/h/ln
Q Serve(g_s), s
Cycle Q Clear(g_c), s
Prop In Lane
Lane Grp Cap(c), veh/h
V/C Ratio(X)
Avail Cap(c_a), veh/h
HCM Platoon Ratio
Upstream Filter(I)
Uniform Delay (d), s/veh
Incr Delay (d2), s/veh
Initial Q Delay(d3),s/veh
%ile BackOfQ(50%),veh/ln
LnGrp Delay(d),s/veh
LnGrp LOS
Approach Vol, veh/h
Approach Delay, s/veh
Approach LOS
Timer
Assigned Phs
Phs Duration (G+Y+Rc), s
Change Period (Y+Rc), s
Max Green Setting (Gmax), s
Max Q Clear Time (g_c+I1), s
Green Ext Time (p_c), s
Intersection Summary
HCM 2010 Ctrl Delay
HCM 2010 LOS

12/30/2016

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

22
7
0
1.00
1.00
1900
25
0
0.87
2
268
0.14
1204
25
1204
1.2
2.5
1.00
268
0.09
460
1.00
1.00
29.0
0.1
0.0
0.5
29.2
C

0
4
0

48
14
0
1.00
1.00
1863
55
1
0.87
2
225
0.14
1583
55
1583
2.3
2.3
1.00
225
0.24
447
1.00
1.00
28.3
0.6
0.0
1.0
28.9
C

91
3
0
1.00
1.00
1863
105
1
0.87
2
243
0.14
1343
105
1343
5.6
8.1
1.00
243
0.43
431
1.00
1.00
32.1
1.2
0.0
2.2
33.3
C

2
8
0

26
18
0
1.00
1.00
1900
30
0
0.87
2
213
0.14
1498
32
1598
1.3
1.3
0.94
228
0.14
451
1.00
1.00
27.9
0.3
0.0
0.6
28.2
C

38
5
0
1.00
1.00
1863
44
1
0.87
2
57
0.03
1774
44
1774
1.8
1.8
1.00
57
0.77
191
1.00
1.00
35.7
19.5
0.0
1.2
55.2
E

615
2
0

46
12
0
1.00
1.00
1900
53
0
0.87
2
168
0.67
250
385
1819
6.6
6.6
0.14
1222
0.32
1222
1.00
1.00
5.1
0.7
0.0
3.4
5.8
A

25
1
0
1.00
1.00
1863
29
1
0.87
2
43
0.02
1774
29
1774
1.2
1.2
1.00
43
0.67
167
1.00
1.00
36.0
16.8
0.0
0.8
52.8
D

920
6
0

5
16
0
1.00
1.00
1900
6
0
0.87
2
14
0.66
20
545
1859
10.3
10.3
0.01
1235
0.44
1235
1.00
1.00
5.9
1.1
0.0
5.5
7.1
A

6
6
53.4
4.0
49.0
12.3
16.0

7

1.00
1863
0
1
0.87
2
0
0.00
0
0
0
0.0
0.0
0
0.00
0
1.00
0.00
0.0
0.0
0.0
0.0
0.0
80
29.0
C

1
1
5.8
4.0
7.0
3.2
0.0

2
2
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PINNACLE TRAFFIC ENGINEERING
831 C Street
Hollister, California 95023
(831) 638-9260 • (805) 644-9260
PinnacleTE.com

September 26, 2017
Attn: Mr. Larry Abitbol
SV Housing LLC - Scotts Valley Drive
5005 Ironwood Drive
Soquel, CA 95073
RE: Scotts Valley Housing Project; City of Scotts Valley, California
Supplemental Trip Generation and Parking Analysis
Dear Mr. Abitbol,
Pinnacle Traffic Engineering (PTE) is pleased to submit the Supplemental Trip Generation and
Parking Analysis for the project in the City of Scott’s Valley. The supplemental analysis presents
an estimate of the trip generation quantities based on the current project design (a copy of the Site
Plan is attached). In January 2017, PTE prepared a formal Traffic Impact Analysis (TIA) for the
previously proposed project. The previous project included the construction of two (2) new
buildings to accommodate various commercial retail (2,128 SF) and office (1,064 SF), and
residential (18 apartments) uses. The scope of the TIA was developed in consultation with City
staff. The TIA includes a detailed evaluation of the potential project impacts at the Scotts Valley
Drive / Civic Center Drive - Disc Drive intersection. The TIA concluded that based on the City’s
“level of significance” criterion the project would not significantly impact local traffic operations.
In addition, the TIA also provided an estimate of the project trips at the Scotts Valley Drive / Mt.
Hermon Road and Mt. Hermon Road / La Madrona Drive intersection. The number of project
trips at these intersections was used to estimate the City’s Development Impact Fee (DIF), which
is required based on the City’s adopted Mt. Hermon Road Traffic Mitigation / Fair Share
Contribution policy.
Project Trip Generation Analysis
The current proposed project includes the construction of two (2) new buildings with a total of 19
residential apartments. The commercial retail and office components have been removed and are
no longer included in the current project proposal. The project trip generation estimates in the
January 2017 TIA were based on data contained in the Institute of Transportation Engineers (ITE)
Trip Generation Manual (9th Edition). The trip generation estimates for the original project also
included the appropriate trip reductions for “internal” captured (5%) and “pass-by” (15%) trips for
the commercial retail component. To evaluate the “net” change in trip generation associated with
the current proposed project the trip generation estimates for the original project (Table 4 on Page
SV Housing_R02
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9) were compared with the project trip estimates for the current project (19 residential apartments).
The project trip generation comparison is presented in Table 1.
Table 1 - Project Trip Generation Estimate Comparison
Number of Vehicle Trips
Proposed Project Use

AM Peak Hour
In
Out
Previous Project (January 2017)

PM Peak Hour
In
Out

Daily

Total Trips (Retail, Office & Residential):

4

7

10

9

226

Project New “Primary” Trips:

4

7

9

9

200

8

4

126

Current Proposed Project (August 2017)

Total Trips (19 Residential Apartments):

2

8

Net Change in Project Trip Generation (August 2017 - January 2017)

Project Trips (Current minus Previous):

-2

+1

-1

-5

-74

The data in Table 1 indicates that the current project will generate fewer daily and peak hour trips
than analyzed in the January 2017 TIA. Therefore, the current proposed project will not change
the conclusions presented in the January 2017 TIA. The current project will not significantly
impact local traffic operations.
Project Parking Analysis
The project Site Plan indicates that 49 parking stalls will be provided for on-site parking. However,
51 parking stalls are required. As described in the January 2017 TIA, the project site is currently
occupied with a surface lot that has 92 parking stalls (to be removed as part of the project). The
lot has been used for over 20 years under an existing entitlement by the property owner (project
applicant) and the Scotts Valley Water District currently has rights to use 9 of the existing stalls.
The City’s Zoning Regulations (17.44.030 - Off Street Parking & Loading Requirements) requires
multi-family developments to provide two (2) parking spaces per dwelling unit plus one additional
space for every 5 units (42 = 19x2 + 19/5). Based on the existing Water District’s right (9 stalls)
plus the City’s requirement for the residential development (42 stalls) a total of 51 on-site parking
stalls are required. Therefore, the project will provide two (2) less parking stalls than required.
The City’s Zoning Regulations also indicate that “if it can be shown that a use does not expect to
utilize the required number of spaces and assurance is given by recorded instrument or by other
means that the required number of spaces will be provided when the use or circumstances of
occupancy change, then a conditional use permit may be granted by the planning commission,
pursuant to Section 17.50.020 of this title, allowing for a reduction in the number of required
parking spaces.” The use permit shall be conditioned on the necessary number of spaces being
provided when the use or circumstances of occupancy change and on the giving of a recorded
instrument to that effect which shall be recorded at the Santa Cruz County recorder's office.
SV Comm and Housing_R02
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A review of residential parking standards for other local public agencies of similar size indicates
that not all agencies require guest parking for multi-family uses. Research shows that the residence
parking requirement typically varies from 1.5 - 2.5 stalls per dwelling (depending on the number
of bedrooms in some cases). The following is based on limited research:
City of Santa Cruz (2 stalls / dwelling - 2 & 3 bedroom) - 38 stalls for 19 units
City of Salinas (2 stalls / dwelling - 2 & 3 bedroom) - 38 stalls for 19 units
City of Monterey (2 stalls / 2-bedroom & 2.5 stalls / 3-bedroom) - 40 stalls for 19 units
City of Gilroy (1.5 stalls / 2-bdr. & 2 stalls / 3-bdr. + 1 stall / 4 units for guest) - 35 stalls for 19 units
City of Walnut Creek (2 stalls / 2-bedroom & 2.25 / 3-bedroom) - 39 stalls for 19 units

Data in the Urban Land Institute (ULI) “Shared Parking” publication demonstrates that peak
parking demands for residential uses typically occurs between 11:00 PM & 6:00 AM (95-98%),
while peak parking demands associated with office uses occurs between 9:00 AM & 4:00 PM (90100%). Therefore, peak parking demands associated with the Water District’s continued use of
on-site parking (9 stalls) will not occur during the same period as the proposed project apartment
uses (42 stalls required). It is also noted that data in the ITE Parking Generation Manual (4th
Edition) documents average peak parking demands for apartment developments ranging from 0.59
to 1.94 (85th percentile) vehicles per dwelling unit. Based on the review of other agency standards,
and the ULI and ITE data; it is reasonable to conclude that the 49 parking stalls proposed by the
project will be adequate to accommodate peak parking demands. Therefore, a request for a
variance in the project’s off-street parking requirement should be considered acceptable by the
City Planning Commission (pursuant to Section 17.50.020).
The City’s Zoning Regulations design standards for commercial off-street parking facilities require
full size parking spaces to be not less than 20’ in length and 9’ in width (exclusive of aisles and
access drives). When an overhang is provided, the parking stall shall be 17’, plus a 3’ overhang
area. Compact parking spaces shall not be less than 9’ wide and 16’ in length. When an overhang
is provided, the parking stall shall be 13’, plus a 3’ overhang area. The City allows 20% of the
total parking spaces to be compact. The parking aisle width between the parking stalls is required
to be 26’ for two-way traffic. Therefore, the parking “module” width is 66’ (20’+26’+20’=66’).
A review of the project site plan indicates that 44 regular parking stalls (including the Water
District’s 9 stalls) and 5 compact parking stalls will be provided (12% of the 42 stalls for residential
apartments) on-site. The regular parking stalls are 18’ in length (16’ + 2’ overhang) and 9’ wide,
with a 24’ aisle width. The proposed project parking “module” width is 60’ (18’+24’+18’), which
is 6’ less than required by the City standard.
A review of parking design standards for other local public agencies of similar size indicates that
some agencies have an 18’ length requirement for regular parking stalls and a width of 8.5’ (e.g.
Santa Cruz County, City of Capitola, City of Campbell, City of Walnut Creek). In addition, some
agencies only require a 24’ parking aisle width (e.g. City of Santa Cruz, City of Watsonville, City
SV Comm and Housing_R02
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of Salinas, City of Monterey). The research demonstrates the project’s proposed regular parking
stalls (18’ x 9’) should not be considered inadequate.
Data in the ULI “Dimensions of Parking” publication indicates that the recommended minimum
parking stall width for low-turnover uses is 8.5’. It is noted that data presented in this publication
is based on studies of standard “design” vehicle dimensions (using the 85th percentile). The
publication also presents recommended minimum and common parking “module” dimensions.
The recommended “module” for one-way traffic is 60’ (18’+24’+18’). The publication also states
that “consultants have found that increasing the stall width and decreasing the aisle width is a
preferred method of maintaining an overall minimum level of comfort while maximizing user
acceptance.” Common parking “module” dimensions are also presented for 8.5’ stalls, which
include 18’ stalls (both sides) and a 24’ aisle (60’ parking module for 90º stalls). It is important
to note that due to the relative small size of the project (19 apartments) and low trip generation (10
AM & 12 PM peak hour trips), it is anticipated that the potential frequency of directional
conflicting movements (inbound vs. outbound) will be minimal. Based on the review of other
agency standards and the ULI data, it is reasonable to conclude that the proposed parking design
will not impact on-site circulation. Therefore, a request for a variance in the project’s parking
design requirement should be considered acceptable by the City staff.
Please contact my office with any questions regarding the Supplemental Trip Generation and
Parking Analysis.
Pinnacle Traffic Engineering

Larry D. Hail, CE, TE, PTOE
President
ldh:msw
attachments: Current Project Site Plan
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I.

INTRODUCTION

This Initial Study/Mitigated Negative Declaration evaluates the environmental impacts of
the proposed project and identifies ways to reduce those impacts to less than significant
levels (called “mitigation measures”).
A.

Project Address and Title: Project is called “Housing Project for: Bay Photo
Lab”. The property is located at 4627 Scotts Valley Drive / APN 022-082-34 and
35.

B.

Lead Agency Name and Address:
Planning Department
City of Scotts Valley
One Civic Center Drive
Scotts Valley, California 95060

C.

City Contact Name and Information:
Scott Harriman, Contract Planner, (650) 587-7300 ext. 66
sharriman@rgs.ca.gov

D.

Applicant and Property Owner Names and Contact Information:
Larry Abitbol, SV Housing, LLC
5005 Ironwood Drive
Soquel, CA. 95073.
(831) 419-1337

E.

Existing General Plan
Land Use Designations
Service-Commercial
F.

Existing Zoning Districts
Service-Commercial
(C-S)

Existing Site Description: The 0.93-acre development site is made up of two
parcels, which are developed together as a paved parking lot. The site contains
mature landscaping along the perimeter of the site and throughout the lot in
landscape islands. The site obtains ingress and egress through two existing
driveways; one along Scotts Valley Drive and one along a flag-lot style access
roadway on Civic Center Drive (see the Location Map on following page). The
site slopes toward Scotts Valley Drive with the central portion of the site (the
main parking lot area) having a moderate slope of approximately eight percent,
while the driveway from Civic Center Drive is more significantly sloped downward
toward Scotts Valley Drive.
The project site has a 20-foot right of way easement along the southern property
line and a 30’ x 85’ parking easement in favor of the adjacent office building,
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situated to the southwest, owned by the Scotts Valley Water District. Other
adjacent uses to the project site include an existing A.T.&T. building to the south,
and two retail/commercial buildings to the north.
G.

Project Description: The project proposes to convert an existing 92-space
parking lot into a multi-family development. The project consists of two buildings
(Buildings A and B) totaling 19 apartment units, and associated parking and site
improvements.
Building A, along the Scotts Valley Drive frontage, would be two stories
(approximately 28-feet) in height, and contain two potential live/work apartment
units on the ground floor and two apartment units on the second floor. The two,
ground floor, live/work units each have an office space and accessible bathroom,
which could also be used as a second bedroom.
Building B, centrally located on the site, would be three stories (approximately
39-feet) in height, and contain 15 apartment units, five per floor. Each floor
would include four two-bedroom units and one three-bedroom unit. Two of the
ground floor units would be (handicap) accessible and three units would be
adaptable.
Other site improvements include a one-story, detached, trash/recycling and
storage building, and parking, outdoor lighting, landscaping improvements, and
private and group open space areas. Access to the project site is retained
through the existing two driveways off Scotts Valley Drive and Civic Center Drive.
Submitted Plans: Plans are on file at the City of Scotts Valley Planning
Department, and online at:
http://www.scottsvalley.org/planning/current_projects.html

H.

Requested Planning Permits: The proposed project requires Planning
Commission review and recommendation to the City Council for final action on
the following planning permit applications: Mitigated Negative Declaration,
General Plan Amendment, Zone Change, Planned Development, and Design
Review. The project is subject to the California Environmental Quality Act
(CEQA) and the CEQA Guidelines, which require this environmental review. The
project applications and environmental review will be presented at public
hearings by the Planning Commission and City Council, subsequently, to discuss
and act upon this environmental review and requested applications.
1.
2.
3.

Negative Declaration: To identify potential environmental impacts and ways
to reduce them to less than significant levels, subject to the California
Environmental Quality Act (CEQA) and the CEQA Guidelines;
General Plan Amendment: To change the General Plan land use
designation from Service-Commercial to Very High-Density Residential;
Zone Change: To change the C-S zone to R-VH/PD;
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4.
5.

Planned Development: To create specific development standards to meet
the needs of the project and to allow exceptions to the Scotts Valley
Municipal Code.
Design Review: To evaluate the design of the residential buildings, site and
landscaping.

I.

Public Hearings at City Hall: A public hearing notice for Planning Commission
will be sent at a date to be determined. After the Planning Commission public
hearing, a separate public hearing notice will be sent for City Council review.

J.

Other Public Agencies whose Approval is Required: In addition to City
review and approval of construction plans, both the Scotts Valley Fire Protection
District and Scotts Valley Water District must also review and approve plans
regarding fire protection and water service requirements.
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K.

Location Map
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II.

ENVIRONMENTAL CHECKLIST

Environmental Factors Potentially Affected
This section discusses environmental topics of the proposed project. Based on the
project and impact analysis contained in this report, there are no potential impacts that
require mitigation, either by there being no impact or that the project’s design reduces
any potential impact t less that significant levels.

☐

Aesthetics

☐

☐

Biological Resources

☐

☐

Greenhouse Gas
Emissions

☐

Agriculture and
Forestry Resources
Cultural Resources
Hazards and
Hazardous Materials

☐

Air Quality

☐

Geology and Soils

☐

Hydrology and
Water Quality

☐

Land Use & Planning

☐

Mineral Resources

☐

Noise

☐

Population and Housing

☐

Public Services

☐

Recreation

☐

Transportation/Traffic

☐ Utilities and Service Systems ☐

Mandatory Findings
of Significance

A. AESTHETICS
Will the proposed project result in the following
environmental effects?

1. Have a substantial adverse effect on a scenic
vista?
2. Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?
3. Substantially degrade the existing visual character
or quality of the site and its surroundings?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■
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A. AESTHETICS
Will the proposed project result in the following
environmental effects?

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

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

❏

■

Data Sources: 1, 2, 4, 5
Discussion
Scenic Vista. The site is currently developed as a paved parking lot. The project is
situated between existing commercial and office buildings and would not block any
scenic vista nor substantially change an important view from a scenic vantage point.
Scenic Resources and Visual Character. The subject property is located along Scotts
Valley Drive, a commercial corridor and is not within a scenic corridor. The project
would replace an existing parking lot situated between and adjacent to three existing
commercial uses. The project is subject to design review, which will insure that the
proposed development would not adversely impact the visual character of the area.
Light and Glare. Project plans provide details for outdoor lighting for the proposed
apartment buildings that include: five (5) 12.5-foot tall and three (3) 14.5-foot tall freestanding light poles, 15 3.5-feet tall bollard light poles along pedestrian paths to front
doors and the central outdoor area, seven (7) wall-mounted lights affixed to the
buildings at eight (8) to 10-feet in height, and three (3) soffit lights under the front patio
cover at Building A.
Site and architectural lighting is subject to the City design review process which will
insure that levels of luminance do not adversely affect the surrounding commercial
properties or those traveling on Scotts Valley Drive. To ensure lighting harmony with the
surrounding area, project-specific conditions will require the developer to use shields on
the light poles, reduce the pole height to 12 feet, and utilize down-directed fixtures on
building exteriors with concealed light sources, consistent with City policies and design
guidelines for lighting to be at the lowest level and carefully controlled for security,
aesthetics, safety and identification without interfering with nearby land uses.
Implementing these standard conditions of project approval will reduce potential off-site
light intrusion to less than significant levels.
Finding: For the “Aesthetics” category discussed above, the project will not generate
any significant visual impacts or impacts to aesthetic resources. Therefore, no mitigation
is required.
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B. AGRICULTURAL RESOURCES
1.
Convert Prime Farmland, Unique Farmland, or
environmental effects?
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural
use?

Significant
❏
Impact

Significant
❏
with
Mitigation

Significant
❏
Impact

Impact

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

❏

❏

❏

■

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

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

3. Conflict with existing zoning for, or cause rezoning
of, forest land (as defined ion Public Resources
Code Section 12220(g)), timberland (as defined by
Public Resources Code Section 4526), or timberland
zoned Timberland Production (as defined by
Government Code Section 51105(g)?
4. Result in the loss of forest land or conversion of
forest land to non-forest use?
5. Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use?

■

Data Sources: 1, 2
Discussion
The property is not located on land that is classified as Prime Farmland, Unique
Farmland, or Farmland of Statewide Importance by the Farmland Mapping and
Monitoring Program of the California Resource Agency. The site is zoned for
commercial and residential uses. Therefore, no agricultural impacts would occur as a
result of the project.
Finding: For the “Agricultural” category discussed above, the thresholds of significance
have not been exceeded. There would be no impact on agricultural resources.
Therefore, no mitigation is required.
C. AIR QUALITY
Will the proposed project result in the following
environmental effects?

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

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

■

❏
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C. AIR QUALITY
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

■

❏

❏

❏

■

❏

4. Expose sensitive receptors to substantial pollutant
concentrations?

❏

❏

■

❏

5. Create objectionable odors affecting a substantial
number of people?

❏

❏

❏

■

2. Violate any air quality standard or contribute
substantially to an existing or projected air quality
violation?
3. Result in a cumulatively considerable net
increase of any criteria pollutant for which the project
region is non-attainment under an applicable federal
or state ambient air quality standard (including
releasing emissions which exceed quantitative
thresholds for ozone precursors)?

Data Sources: 1, 3, 4, 10
Discussion
Air Quality Plan and Air Quality Standards. The Monterey Bay Unified Air Pollution
Control District (MBUAPCD) is responsible for limiting the amount of emissions that can
be generated through the basin by various stationary sources. Specific rules and
regulations have been adopted in the Air Quality Management Plan of 2000, which limit
the emissions that can be generated by various uses and/or activities, and identify
specific pollution reduction measures which must be implemented in association with
various uses and activities. Emission sources subject to these rules are regulated
through the MBUAPCD’s permitting process. Any emissions sources that would be
generated as part of the proposed project would be subject to the MBUAPCD rules and
regulations. The proposed development (the point source) does not include any
processes or activities that would emit air pollutants. Therefore, the proposed use does
not have the potential for significant impacts that would conflict with the Air Quality
Management Plan. For non-point source pollutants such as traffic, which is regulated by
the State Air Resources Board (ARB), the project will generate emissions from
automobiles associated with regular vehicular travel.
The MBUAPCD categorizes potential impacts as either “construction-related impacts” or
“operational impacts”. The category of construction impacts is discussed below. The
preceding paragraph includes a discussion of traffic-generated operational impacts.
However, there are other sources of operational impacts beyond those generated by
traffic. To address all potential operational impacts, the MBUAPCD’s CEQA guidelines
uses a screening table to determine if various land use projects’ operational emissions
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from all sources are significant. According to the MBUAPCD staff, Table 5-4 in their
Guidelines specify threshold levels to determine when a land use project may generate
a significant level of long-term operational emissions that degrade air quality. Table 5-4
lists the threshold for multi-family projects as containing 1,195 units or more. The
proposed 19-unit project is well below this threshold level and therefore will not
generate a significant level of operational emissions.
Grading activities during construction could cause dust accumulation in this area. This
impact can be mitigated by implementing standard conditions of approval that require
the applicant and construction contractor to implement best management practices
(BMPs) during grading to minimize dust generation from vehicular equipment and wind.
There is nothing unusual about the construction grading for this project that would
necessitate any further construction practices.
Standard Conditions of Approval require that development projects reduce dust
generation from project grading and construction to minimal levels, the project
proponent shall require the grading contractor to implement best management practices
(BMPs) for dust control, including watering down exposed earth surfaces each nonrainfall day at intervals that attenuate dust problems. Any dirt tracked on to Scotts Valley
Drive shall be removed daily in a manner that does not create substantial airborne dust.
The following BMPs shall be included in the construction contract for the project and be
implemented during site grading:
a.
b.
c.
d.
e.
f.
g.
h.

Excavation of the site shall be done in phases by grading only those areas where
immediate activity will take place, leaving the remaining areas in their original
condition with ground cover;
A water truck, using recycled water, shall be available on a repeated basis each
day throughout the grading phase of the project to spray exposed earth surfaces;
In addition to regular water spraying, a biodegradable chemical palliative shall be
sprayed on any graded areas that will remain exposed without additional grading
for three or more days in succession;
The site entrance shall be base rocked to avoid or minimize tracking mud on
Scotts Valley Drive by construction vehicles;
The segment of Scotts Valley Drive along the project frontage shall be
mechanically swept at the end of each work day when any dirt or mud has been
tracked on the street;
No grading activities shall occur during days of high wind velocity;
Finished graded areas that are designated as open space and landscape areas
of project, shall be covered with an accepted erosion control substance such as
straw mulch or hydro mulch with a tackifier; and
Construction staff shall monitor daily all areas that have received a chemical
palliative spray or application of mulch to determine if these areas remain in a
dust-free condition and take corrective action as needed to maintain a dust-free
environment.
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Odor. As a multi-family residential apartment, the proposed project does not have the
potential to create objectionable odors.
Finding: A significant air quality impact is defined as any violation of an ambient air quality
standard, any substantial contribution to an existing or projected air quality violation, or
any exposure of sensitive receptors to substantial pollutant concentrations. For this "Air
Quality" category discussed above, the thresholds of significance will be exceeded by the
substantial generation of dust during the construction phase of the project. This is a
potentially significant construction impact. This impact can be mitigated through standard
conditions of approval for construction projects by requiring best management dust control
practices during construction of the project. Standard conditions of project approval will
reduce the impact to less than significant levels.

D. BIOLOGICAL RESOURCES
Will the proposed project result in the following
environmental effects?

1. Have a substantial adverse effect, either directly
or through habitat modifications, on any species
identified as a candidate, sensitive, or special
status species in local regional plans, policies, or
regulations, or by the California Department of Fish
and Wildlife or U.S. Fish and Wildlife Service?
2. Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional plans,
policies, regulations of by the California
Department of Fish and Wildlife or the U.S. Fish
and Wildlife service?
3. Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of
the Clean Water Act (including, but not limited to
marsh, vernal pool, coastal lagoon, etc.) Through
direct removal, filling, hydrological interruption or
other means?
4. Interfere substantially with the movement of any
native resident or migratory fish or wildlife species
or with established native resident or migratory
wildlife corridors, or impede the use of native
wildlife nursery sites?
5. Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

❏

■

❏

❏

■

❏
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D. BIOLOGICAL RESOURCES
Will the proposed project result in the following
environmental effects?

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

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

■

❏

Data Sources: 1, 2, 4, 5, 6
Discussion
The project site is been developed and used as a surface parking lot for at least the past
20 years. The site is shown on the General Plan Open Space and Conservation, Plant and
Wildlife Habitats Map, Figure OS-3, as not containing any significant plant or wildlife
habitat. The majority of the 29 protected trees associated with the proposed development
are located predominantly along the site’s front and side property boundaries and include
Coast live oak (Quercus agrifolia), coast redwood (Sequoia sempervirens), Monterey
cypress (Hesperocyparis macrocarpa), eastern redbud (Cercis canadensis), and a
strawberry tree (Arbutus undeo).
Section 17.44.080 of the Scotts Valley Municipal Code (Tree Preservation Ordinance)
regulates the removal of various mature trees, including coast live trees with trunk
diameters of 8 inches or greater. While the primary purpose of the Ordinance is to
preserve trees of a certain size, Subsection 17.44.080(E)(4) of the Ordinance allows
removal of Protected Trees with approval of project entitlements.
Kurt Fouts, Consulting Arborist, has prepared an Arborist Report for the project site and
proposed development, dated December 2016 and revised on August 31, 2017. The
report inventoried 29 trees that meet the definition of “City Protected Trees” due to their
trunk size. The applicant is requesting the removal of 23 trees; seven (7) due to poor
health/condition, and 16 due to anticipated construction impacts. Appendix A of the tree
study shows the Tree Protection Zone and the critical root zone of the protected trees to
remain. In addition to identifying tree loss, the report refers to the project landscape plans,
which shows the placement of approximately 40 replacement palm trees, which are
subject to review and approval as part of the project review, and provides measures to
protect trees to remain during construction.
Standard conditions of project approval require the developer to implement all measures
contained within the arborist report for the protection of existing trees to remain, including but
not limited to the required procedures and sequence, required tree replacement, tree
preservation and protection, and appraised value of preserved trees in the report.
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Finding: For the "Biological Resources" category discussed above, implementation
standard conditions of project approval will ensure tree impacts can be reduced to less than
significant levels.

E. CULTURAL RESOURCES
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with Mitigation

Less Than
Significant
Impact

No
Impact

1. Cause a substantial adverse change in the
significance of a historical resource as defined in
§15064.5?

❏

❏

❏

■

2. Cause a substantial adverse change in the
significance of an archaeological resource pursuant
to §15064.5?

❏

❏

■

❏

3. Directly or indirectly destroy a unique
paleontological resource or site or unique geologic
feature?

❏

❏

■

❏

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

❏

❏

❏

■

Discussion

Data Sources: 1, 2, 4, 14

The site does not contain any historical resources, however the Scotts Valley General Plan,
Archaeological Sensitivity Zones Map, Figure OS-2, depicts the site as being within a HMS
Zone, High and Moderate Sensitivity Zones. Over the years several cultural resource
evaluations have been prepared for adjacent properties with the recommendation that earth
moving activities monitored by a qualified archaeologist.
Standard conditions of approval for development require that the applicant and construction
contractor ensure that any cultural resource, including archaeological, paleontological, or
human remains are not destroyed if accidently discovered during project grading or other
subsurface work.
As part of the standard conditions of approval, the developer shall submit a copy of a
contract with a qualified/registered archaeologist to conduct monitoring of all earth
disturbing activities for review and approval by the Community Development Director,
before grading permit issuance. The developer shall include this requirement in the contract
for all contractors involved with grading and subsurface work. The qualified/registered
archaeologist shall monitor all earthwork activity as described below.
a. An archaeologist shall monitor the grading or excavation of soils at the development site
in order to determine if important cultural remains are present. Such monitoring shall
begin before and occur during subsurface earth moving activities;
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b. The duration and period of archaeological monitoring of project development activities
shall be at the discretion of the professional archaeologist. At a minimum, however, any
activity that initially displaces or removes original soil from its present context shall be
monitored by an archaeologist on a continuous basis;
c. Monitoring activities such as replacing soils in trenches, redistributing displaced soil
elsewhere on the development site, or removing stockpiled excavated soil may not require
monitoring;
d. Monitoring may include the periodic sampling and screening of soils in order to better
determine if cultural remains are present; and,
e. If any cultural resources are discovered, the project contractor shall immediately stop all
earth disturbing work within a 150 foot radius of the discovery to allow for inspection,
evaluation, and potential recovery of resources by the supervising project archaeologist,
before resuming any earth-disturbing construction activities. The developer shall also
contact the Planning Department and Building Official as soon as work has been stopped.
It may be necessary to resume grading or excavation activities under the direction of the
supervising archaeologist in order to locate or expose cultural remains.
Standard conditions of approval require that the applicant and construction contractor ensure
that paleontological resources are not destroyed during project grading, the project proponent
will include the following measures:
a. Provide the project paleontologist with a copy of the final grading plans for review prior to
any project grading;
b. Provide for daily monitoring during grading activities by the project paleontologist to
determine if paleontological resources are encountered in excavated areas;
c. Allow for the recovery of any discovered paleontological resources according to a recovery
plan/methods specified by the project paleontologist, including the donation of the
recovered resources to a suitable repository (museum, school, etc.);
d. If recovery occurs, ensure that the project paleontologist prepare a recovery report that
details the type of resources recovered and the repository locations where they were
taken; and,
e. Specify in the construction contract with the project grading contractor(s), that grading
personnel are to cooperate with and assist the project paleontologist during monitoring and
any recovery activities, including assisting with recovery efforts if necessary.
Human remains. A cemetery or known burial site does not exist on the property. If human
remains are unexpectedly encountered during project grading, the actions required to
mitigate for impacts to cultural resources will be followed. This will effectively preserve any
human remains for proper burial.
Finding: For the "Cultural Resources" category discussed above, standard conditions of
approval will reduce potential impacts to these resources to less than significant levels.
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F. GEOLOGY AND SOILS
Will the proposed project result in the following
environmental effects?

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

Potentially
Significant
Impact

Less Than
Significant with
Mitigation

Less than
Significant
Impact

No
Impact

❏

❏

■

❏

❏

❏

❏

■

b. Strong seismic ground shaking?

❏

❏

■

❏

c. Seismic-related ground failure, including
liquefaction?

❏

❏

■

❏

d. Landslides?

❏

❏

❏

■

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

❏

❏

■

❏

❏

❏

■

❏

❏

❏

❏

■

❏

❏

❏

■

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

3. Be located on a geologic unit or soil that is unstable,
or that would become unstable as a result of the
project, and potentially result in on- or off-site landslide,
lateral spreading, subsidence, liquefaction or collapse?
4. Be located on expansive soil, as defined in Table 181-B of the Uniform Building Code (1994), creating
substantial risks to life or property?
5. Have soils incapable of adequately supporting the
use of septic tanks or alternative waste water disposal
systems where sewers are not available for the
disposal of waste water?

Data Sources: 1, 2, 4
Discussion
The project proposes the construction of two buildings containing a total of 19 residential
apartment units within a seismically active area, which will subject the buildings and their
inhabitants to periodic seismic shaking associated with the San Andreas Fault and other
active faults within the Monterey Bay area.
To reduce the effects of seismic shaking to acceptable levels, the project proponent shall
have all dwellings and commercial building designed California Building Code standards for
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the design level earthquake for the area. The design details shall be provided on the
building plans submitted to the City for a Building Permit application for each dwelling.
Erosion. The site is currently developed with a surface parking lot with an existing
underground drainage system in place. The project will require minor to moderate regrading of the 0.93-acre site to accommodate the parking lot, ADA pedestrian access and
new building pads. Grading will include removal of 23 trees and understory foliage within
the existing parking landscape islands.
Project conditions will require a plan showing temporary (during construction) and
permanent erosion control measures will need to be submitted to the Regional Water
Quality Control Board (RWQCB), the agency that administers NPDES, and the City
Building Department for review and approval. Winter grading shall require prior review and
approval by the City.
Sewage Disposal. All proposed buildings would be served by the City domestic sewer
system. Therefore, soil capability for on-site sewage disposal is not an issue for this project.
Finding: Standard conditions of approval address the potential impact of seismic activity
and will reduce all impacts to levels of less than significant.
G. GREENHOUSE GAS EMISSIONS
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

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

❏

❏

■

❏

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

❏

❏

❏

■

Discussion

Data Sources: 3

Significant changes to global climate have been attributed to the accumulation of
greenhouse gases (GHG) in the atmosphere. The most common GHG is carbon dioxide
(CO2) . The primary contributor to CO2 emissions in the state is transportation (vehicle
exhaust). California’s Global Warming Solutions Act of 2006 (AB 32) and the Governor’s
Executive Order S-3-05 both require reductions in GHGs. Their statutory goals are to
achieve 1990 GHG emission levels by 2020 and reduce emission levels to 80% of the 1990
levels by 2050. The California Air Resources Board (CARB) is the lead agency
implementing AB 32. CARB has completed a statewide inventory of GHGs, which shows
transportation contributes 38% of all CO2 emissions. Industry is the second greatest
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source, contributing 21%. Other contributors are electric power generation, agriculture and
various commercial and residential uses.
Generation of Greenhouse Gases. Most individual projects do not generate sufficient
GHGs to create a project-specific impact to significantly influence climate change; therefore
this impact typically involves an analysis to determine if a project’s GHG emissions are
cumulatively considerable (significant cumulative impact). The proposed project is for a 19unit residential apartment use. Locally, the Monterey Bay Unified Air Pollution Control
District (MBUAPCD), the County of Santa Cruz, or the City have not yet adopted a
significance threshold for GHGs. MBUAPCD is currently in the process of developing
threshold standards for evaluating projects under CEQA. Currently, MBUAPCD
recommends using a threshold of 2,000 metric tons of CO2/year for determining if a project
GHGs are cumulatively considerable. The traffic analysis concludes this project will
generate 126 average daily trips for residential use. The GHGs generated from this level of
traffic is below 2,000 metric tons. Energy use of the completed apartments will be less than
similar units constructed in previous years because their construction is required to comply
with the energy efficiency standards of the California Building Code. All these factors result
in a project that will not significantly contribute to a cumulative GHG impact.
Conflict with Plans. AMBAG has established a GHG reduction target of 0% by 2020 (i.e.
no GHG increase) and 5% reduction by 2035. The proposed project would not conflict with
this target. The project would not conflict with the State’s Global Warming Solution Act or
Executive Order S-3-05.
Finding: While some GHGs will be generated by the project, its contribution to GHGs will
not be cumulatively considerable and there will not be any significant impacts associated
with GHGs.

H. HAZARDS AND HAZARDOUS MATERIALS
Will the proposed project result in the following
environmental effects?

1. Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?
2. Create a significant hazard to the public or the
environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous
materials into the environment?
3. Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed
school?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

❏

■

❏

❏

■

❏

❏

❏

■

❏
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H. HAZARDS AND HAZARDOUS MATERIALS
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

❏

■

❏

❏

❏

■

6. For a project within the vicinity of a private airstrip,
would the project result in a safety hazard for people
residing or working in the project area?

❏

❏

❏

■

7. Impair implementation of or physically interfere with
an adopted emergency response plan or emergency
evacuation plan?

❏

❏

❏

■

❏

❏

❏

■

4. Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or the
environment?
5. For a project located within an airport land use plan
or, where such a plan has not been adopted, within two
miles of a public airport or public use airport, would the
project result in a safety hazard for people residing or
working in the project area?

8. Expose people or structures to a significant risk of
loss, injury or death involving wildland fires, including
where wildlands are adjacent to urbanized areas or
where residences are intermixed with wildlands?

Data Sources: 1, 4, 5, 8
Discussion
Routine Use or Transport of Hazardous Substances. The proposed project is for a
residential apartment building with the possibility for a two home live/work offices.
Residential and home office uses do not involve the use or storage of
hazardous/combustible materials. Therefore, the risk of accidental explosion and/or release
of a hazardous substance is remote.
Release of Hazardous Substances. Residential and home office uses are not generators
of hazardous emissions. During the construction phase of this project dust will be
generated and vehicle exhaust will be emitted. Implementation of standard dust control
measures during construction as discussed above will reduce the potential release of
hazardous substances to a less than significant level.
It is likely that oils, lubricants and similar materials may be used to maintain and/or fuel
construction vehicles and machinery during the construction phase of the project. Standard
conditions of approval require the project developer to have the construction contractor
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implement a best management practice/hazardous materials containment plan during the
entire time construction activities are occurring. The hazardous materials containment plan
shall contain the following elements:
a. Stationary equipment such at motors, pumps, welding equipment shall be placed over
drip pans or other containment apparatus;
b. Construction materials shall not be stockpiled or stored where they could be accidently
discharged downslope or in to Scotts Valley Drive; and
c. Any petroleum, lubricants or other hazardous materials used during; and, construction
shall be stored in a special storage location equipped with double containment and this
location shall be shown on the erosion control plan and approved by the agencies that
review this plan.
Release of Substances Near Schools. Releases of hazardous substances will not be
problematic if standard conditions of approval are implemented. Therefore, no further
mitigation on this item is required.
Located on a Hazardous Materials Site. The project property is not included on a list of
sites where hazardous materials were previous used or stored.
Public Airport or Private Airstrip. There is no public airport or private airstrip in Scotts
Valley or the nearby unincorporated portion of the County.
Emergency Response Plan. The project does not propose any changes to the
Emergency Response Plan; nor will it generate significant traffic volumes to Scotts Valley
Drive.
Wildland Fires. The site is located in the central area of the City and is not adjacent or
proximate to wildlands or areas designated as a critical fire hazard area by General Plan
Map S-1.
Existing Health Hazards. According to information provided by the developer, the State
and the County, the subject property is not identified as a hazardous materials site where
hazardous materials were previously used or stored.
Finding: For this "Hazards and Hazardous Substances" category discussed above, the
project would not result in any potentially significant impact. Standard conditions of approval
require the contractor to maintain best management practices during construction, which
reduce the potential impact to air and water quality to less than significant levels.
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I. HYDROLOGY AND WATER QUALITY
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

1. Violate any water quality standards or waste
discharge requirements?

❏

❏

■

❏

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

9. Expose people or structures to a significant risk of
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam?

❏

❏

❏

■

10. Inundation by seiche, tsunami, or mudflow?

❏

❏

❏

■

2. Substantially deplete groundwater supplies or
interfere substantially with groundwater recharge such
that there would be a net deficit in aquifer volume or a
lowering of the local groundwater table level (e.g., the
production rate of pre-existing nearby wells would drop
to a level which would not support existing land uses or
planned uses for which permits have been granted)?
3. Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the
course of a stream or river, in a manner which would
result in substantial erosion or siltation on- or off-site?
5. Create or contribute runoff water which would
exceed the capacity of existing or planned storm water
drainage systems or provide substantial additional
sources of polluted runoff?
6. Otherwise substantially degrade water quality?
7. Place housing within a 100-year flood hazard area
as mapped on a federal Flood Hazard Boundary or
Flood Insurance Rate Map or other flood hazard
delineation map?
8. Place within a 100-year flood hazard area structures
which would impede or redirect flood flows?

Discussion

Data Sources: 1, 4, 8, 11, 12

Water Quality And Waste Discharge Standards. Project grading and construction
activities have the potential to place sediment, motor vehicle lubricants and motorized
equipment fuel into site storm runoff from soil erosion and accidents. A mitigation measure
addressing water quality and waste discharges is provided below.
Standard conditions of approval require the developer and construction contractor to
implement best management practices to prevent sedimentation and discharge of
City of Scotts Valley
“Housing Project for Bay Photo Lab” Initial Study / Negative Declaration
April 16, 2018

Page 21

203

contaminants off-site during project construction, including hazardous materials
containment plan during the entire time construction activities are occurring. The hazardous
materials containment plan shall contain the following elements:
Stationary equipment such at motors, pumps, welding equipment shall be placed over drip
pans or other containment apparatus;
a. Construction materials shall not be stockpiled or stored where they could be accidently
discharged downslope or in to Scotts Valley Drive; and
b. Any petroleum, lubricants or other hazardous materials used during; and, construction
shall be stored in a special storage location equipped with double containment and this
location shall be shown on the erosion control plan and approved by the agencies that
review this plan.
Otherwise Degrade Water Quality. This issue is discussed under “Water Quality And
Waste Discharge Standards” subsection above.
Floodplain and Housing. The property is not located within a floodplain.
Flow Impedance in a Floodplain. The property is not located within a floodplain.
Dam or Levee Failure. There is no dam or levee in the vicinity of the site.
Sieche, Tsunami and Mudflow Related Hazards. There is no possibility of a sieche or
tsunami occurring that could affect the project. The project is not located on or near a lake
or ocean coastline.
Finding: For this "Hydrology and Water Resources" category, implementation of standard
conditions of approval discussed above will reduce the impact to a level of less than
significant.
J. LAND USE AND PLANNING
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

1. Physically divide an established community?

❏

❏

❏

■

❏

❏

■

❏

2. Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific
plan, local coastal program, or zoning ordinance)
adopted for the purpose of avoiding or mitigating an
environmental effect?
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J. LAND USE AND PLANNING
Will the proposed project result in the following
environmental effects?

3. Conflict with any applicable habitat conservation plan
or natural community conservation plan?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

❏

■

Data Sources: 1, 2, 4, 13
Discussion
The project site is located between and adjacent to existing commercial and office uses.
Other surrounding land uses in the vicinity include single and multi-family uses. No
community or neighborhood will be physically divided by the project. The project is
requesting a General Plan amendment to accommodate the proposed residential project
on a site with a Service Commercial General Plan designation. The project is also
requesting a Planned Development Zoning District with dimensional adjustments to base
zoning district standards. These requested entitlements are subject to City Council
approval.
Conflict with Plans. The General Plan Land Use Designation of the site is “ServiceCommercial”. The Service-Commercial designation is intended for retail stores and shops,
food and motel/hotel establishments, services such as printing shops and electrical repair
shops, heating and ventilating shops. Very high density mixed use residential is
permitted, providing adjacent uses are compatible and the residential use is secondary
to the retail use.
The project proposes development of 19 residential apartment units as the primary use of
the site utilizing just the very high residential density standard of 15.1 to 20 units per acre.
The proposed 19 units on the 0.93-acre site results in a density of 20 units/acre, which is
the maximum number of units allowed under the Residential Very-High (R-VH) density
range.
The Service Commercial General Plan designation allows for mixed-use developments
consisting of both commercial and very-high density residential uses; commercial being the
primary use. The development application is requesting a General Plan amendment to
allow the singular use of the site to be residential, which requires legislative action by the
City Council.
The project is requesting a Planned Development, PD Rezoning, utilizing the “R-VH”
density, which allows one unit for each 2,100 square feet of land area. The 0.93-acre
project site would accommodate 19 units (40,511-sf / 2,100-sf per unit). A project of 19
units on a .93-acre site would be consistent with Scotts Valley Residential Very-High zoning
standard.
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The project requests a number of development exceptions to zoning requirements. Page 6
of the General Plan specifies that a Planned Development approval can alter zoning
regulations to address site characteristics and to promote City objectives if consistent with
General Plan policies, which will be discussed in upcoming staff reports to the Planning
Commission and City Council.
Finding: The current General Plan designation of Service Commercial anticipated mixed
use development of both commercial and very-high density residential land uses. The
proposed residential apartment project, is consistent with the density range called for in the
existing General Plan designations, however the project does not include a primary
commercial use and therefore requires a General Plan amendment to allow residential to
be the primary use of the site. The project requires legislative action by the City Council,
which will rule on the requested zoning and General Plan revisions. However, there is no
environmental impact associated with allowing only the residential land use to the density
range currently specified in the General Plan. Therefore, no mitigation is required.

K. MINERAL RESOURCES
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

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

❏

❏

❏

■

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

❏

❏

❏

■

Discussion

Data Sources: 1, 4

The project site is within the MRZ-1 Zone as depicted on the Scotts Valley General Plan,
Mineral Resource Zones Map, Open Space and Conservation Element Figure OS-4. The
MRZ-1 indicates that no significant mineral deposits are present. The site has not been
used for mining in the past, and the proposed project will not involve any mining.
Finding. For this “Mineral Resources” category discussed above, the project would have
no impact; therefore, no mitigation is required.
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L. NOISE
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

❏

❏

■

❏

❏

❏

■

❏

3. A substantial permanent increase in ambient noise
levels in the project vicinity above levels existing
without the project?

❏

❏

❏

■

4. A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above levels
existing without the project?

❏

❏

■

❏

❏

❏

❏

■

❏

❏

❏

■

1. Exposure of persons to or generation of noise levels
in excess of standards established in the local general
plan or noise ordinance, or applicable standards of
other agencies?
2. Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?

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

No
Impact

Data Sources: 1, 2, 4, 7
Discussion
Exposure to Noise Levels Exceeding Standards. The Noise Element of the Scotts
Valley General Plan utilizes the 24 hour average day-night noise level (Ldn) for defining
community noise impacts. Policies NP-451 and NP-454 state the maximum standard is 60
decibels Ldn of exterior noise and 45 dBA Ldn for interior noise (dBA = A-weighted
measurement of decibels).
An Acoustical Engineering Study was prepared evaluating ambient and traffic noise for this
project site on September 22, 2017 by Alan Goldwater, Acoustical Engineer, Santa Cruz.
The exterior noise levels at the project site were measured over a 24-hour period on
September 11-12, 2017. Measurements were made at a height of 10 feet above grade at
two locations, approximately 32-feet back from the Scotts Valley Drive traffic lane. The 24hour measurements showed a composite Ldn measurement of 61.6 dBA taken near the
future location of the apartment building closest to Scotts Valley Drive.
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Future condition of noise exposure were estimated based on an annual increase of
Average Daily Trips (ADT) of one percent, from the current ADT level of 17,201 vehicles
(717 average vehicles per hour) to 18,921 vehicles (788 vehicles per hours) in 2027. The
estimated ADT increase results in a potential 1 dBA noise increase to 63 dBA by 2027.
The building code requires that interior noise level for residential uses to be 45 dBA or
lower. Based on the projected exterior noise level of 63 dBA, the building design must
attenuate this sound by a least 18 dBA. The applicant proposes the use of 0.3-inch Hardipanel or equal over ½-inch exterior shear plywood on 2 x 6 studs at 16-inches on center,
with R-19 insulation with 5/8-inch interior gypsum wall board. The acoustical report states
that the Outdoor-Indoor Transmission Class (OITC) rating for this exterior wall assembly to
reduce noise level by approximately 36 dB (decibels), and below the 18 dBA building code
requirement. The report evaluated the project’s proposed use of “Milgard Quiet Line”
windows and sliding doors. The report states that the acoustic performance of these
products to equal or exceed 30 dB for each style, and exceeding the building code
requirement of OITC=18 dB.
The front-facing patios/balconies for Building A exceed the desired exterior residential noise
standard of 60 dBA, and would be considered unacceptable to meet the useable open
space requirement. However, common open space is provided behind Building A, which
exceeds the minimum standard of 200-square feet per unit if approved as part of the
project review. Standard conditions of approval require compliance with all noise standards.
The report concludes that the proposed building design will meet the requirement of 45
dBA maximum interior Ldn until at least 2027. Standard conditions of project approval
require compliance with building codes and interior/exterior noise level standards. No
further mitigation is required.
Exposure to Groundborne Vibrations and Noise. Future project residents may
experience occasional groundborne vibrations from nearby traffic on Scotts Valley Drive
when large trucks use the roadway. But this vibration is not expected to be frequent nor at
high levels. This impact is less than significant.
Generate a Permanent Increase in Ambient Noise. Residential development is not
considered a significant noise generator.
Generate a Temporary Increase in Ambient Noise. The grading and construction
activities to build project improvements and dwellings will include large vehicles, heavy
machinery and power tools; all of which will generate substantial noise that will travel
beyond the boundaries of the property. This is a temporary impact that will be limited to the
construction phase of the project. Immediately adjacent properties are commercial land
uses and not sensitive receptors during standard construction hours of Monday-Saturday,
8am-5pm.
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Located near an Airport or Private Airstrip. The property is not located near an airport or
a private airstrip.
Finding: As discussed above, the proposed project would not exceed noise thresholds
during the long-term. Noise generated during the construction phase is temporary and
limited to Monday-Saturday daytime hours with conventional wood frame construction,
which will not significantly impact neighboring commercial properties.
M. POPULATION AND HOUSING
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

■

❏

2. Displace substantial numbers of existing housing,
necessitating the construction of replacement housing
elsewhere?

❏

❏

❏

■

3. Displace substantial numbers of people, necessitating
the construction of replacement housing elsewhere?

❏

❏

❏

■

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

Data Sources: 1, 4, 8, 13
Discussion
Population Growth. The project will provide 19 new apartment units, four units within a
two-story building, and 15 units within a three-story building. The project proposes 14 twobedroom, three three-bedroom, and two one-bedroom units with a live/work office space,
which could function as an additional (2nd) bedroom. Given the proposed bedroom mix, the
project could result in 41 or more persons if each bedroom and live/work office is occupied
with one person. The average household size for Scotts Valley is 2.67 persons which
estimates 51 persons for a project with 19 units.
A potential range of 41-51 or more persons is not a significant increase in the existing City
population of approximately 12,000 persons, given the anticipated build-out population of
15,000 persons.
Displace Existing Housing. Currently there is no housing on the site. Therefore, the
project will not displace any housing.
Displace People. No persons will be displaced by this project.
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Finding: The amount of growth potentially generated by this project is anticipated to be
approximately 41-51 or more persons. The increase is within the anticipated build out of the
City at a population of 15,000 persons. There is no potential for displacing housing or
people either directly or indirectly. For this "Population and Housing" category discussed
above, the project will have either a less than significant impact or no impact; and,
therefore, no mitigation is required.
N. PUBLIC SERVICES
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

1. Fire protection?

❏

❏

■

❏

2. Police protection?

❏

❏

■

❏

3. Schools?

❏

❏

■

❏

4. Parks?

❏

❏

■

❏

5. Other Public Facilities?

❏

❏

❏

■

Would the project result in substantial adverse physical
impacts associated with the provision of new or
physically altered governmental facilities, need for new
or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for any of the public services:

Data Sources: 1, 4, 5, 8
Discussion
The project proposes 19 residential apartment units along a major commercial corridor in
the City of Scotts Valley. Public utilities, including water, sewer, cable, phone and P.G.&E.,
are currently available to the site. Public services are available to site as follows.
Fire Services. The Scotts Valley Fire Protection District has reviewed the project and has
stated this project will have an incremental (less than significant) impact to existing fire
protection services.
Police Services. The project will add new residents to the City who will occasionally need
police services; this type of additional service will not generate a demand beyond what the
police department can accommodate.
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Schools. The project will add new residents to the City, some of which may have children
that will be students at schools within the Scotts Valley Unified School District. While the
project has the potential to add approximately 41-52 or more people to the City’s
population, the additional students will not generate a significant demand on the area
school system.
Parks. The project will add new residents to the City who will occasionally utilize City parks
and recreational programs, but this additional use will not generate a demand beyond what
the City Parks Department can accommodate. The project will provide private patio space
for each apartment unit and a common patio area for project residents.
Other Public Facilities. The project does not have the potential to affect other public
facilities, in excess of that previously considered by the General Plan.
Finding: For this "Public Service" category discussed above, the new project residents
would generate a minor level of new public service needs.
O. RECREATION
Will the proposed project result in the following
environmental effects?

1. Would the project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of
the facility would occur or be accelerated?
2. Does the project include recreational facilities or
require the construction or expansion of recreational
facilities, which might have an adverse physical effect
on the environment?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

■

❏

❏

❏

■

❏

Data Sources: 1, 2, 4, 5, 8, 9
Discussion
Increased Use of Parks. The City has approximately 38+ acres of developed park
facilities, ranging in size from 0.5 acre to 7.5 acres. The City’s Parks Master Plan (Adopted
March 1996) calls for 5.0 acres of developed parks per 1,000 persons. With a population of
approximately 11,680 persons, the current park system provides 4.12 acres of park land
per 1,000 persons. This ratio includes the Community Center and the approved (but not
built) 7.32-acre Glenwood park site. The additional population generated by this project
(approximately 41-52 or more persons) will add new users to these parks and facilities, but
the increased use will be minimal compared to the existing user population. This increased
demand is less than significant. Standard conditions will require the developer pay an inlieu park fee.
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Finding: The project will provide private patios for each unit and a common on-site outdoor
patio area for residents of the proposed development. The increase of approximately 4152 or more residents will be less than a 0.6% increase in the City’s population, and will not
be a significant increase on demand for park systems. No mitigation is required.
P. TRANSPORTATION/TRAFFIC.
Will the proposed project result in the following
environmental effects?

1. Conflict with an applicable plan, ordinance or
policy establishing measures of effectiveness for the
performance of the circulation system, taking into
account all modes of transportation including mass
transit and non-motorized travel and relevant
components of the circulation system, including but
not limited to intersections, streets, highways and
freeways, pedestrian and bicycle paths, and mass
transit?
2. Conflict with an applicable congestion
management program, including, but not limited to
level of service standard and travel demand
measures, or other standards established by the
county congestion management agency for
designated roads or highways?
3. Result in a change in air traffic patterns, including
either an increase in traffic levels or a change in
location, that results in substantial safety risks?
4. Substantially increase hazards due to a design
feature (for example, sharp curves or dangerous
intersections) or incompatible uses (for example,
farm equipment)?
5. Result in inadequate emergency access?
6. Conflict with adopted policies, plans, or programs
regarding public transit, bicycle, or pedestrian
facilities, or otherwise decrease the performance or
safety of such facilities?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

Data Sources: 1, 2, 4, 5, 8, 9
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Discussion
A Traffic Impact Analysis (TIA) was prepared for the project by Pinnacle Traffic
Engineering, in January 2017 for a previously proposed project and updated on September
26, 2017 for the revised project that is currently proposed. TIA includes detailed evaluation
of the potential project impacts at Scotts Valley Drive, Civic Center Drive and Disc Drive
intersection. The TIA concluded that based on the City’s “level of significance” criterion the
currently proposed project would not significantly impact local traffic operations.
The site is currently occupied with a surface parking lot with 92 parking stalls, which will be
removed as part of the project. The lot has been used for over 20 years under an existing
entitlement by the property owner (project applicant) and the Scotts Valley Water District,
whose agency currently has a deeded easement for nine stalls. Ingress and egress to site
occurs through two exiting driveways, one along Scotts Valley Drive and the other onto
Civic Center Drive. Both of these driveways would remain with the proposed development.
The revised project proposes the construction of two new buildings with a total of 19
residential apartments. The project would generate approximately 126 daily trips (two-way
trip ends), with 10 trips during the AM peak period (2 inbound and 8 outbound) and 12 trips
during the PM peak period (8 inbound and 4 outbound).
The evaluation of existing conditions indicated that average vehicle delays at the Scotts
Valley Drive and Civic Center Drive /Disc Drive intersection are within acceptable levels
during the PM peak house, as defined by the City of Scotts Valley (LOS C or better). The
evaluation of existing plus project conditions indicate that the average delays at the Scotts
Valley Drive and Civic Center Drive/Disc Drive intersection will remain within acceptable
levels during the PM peak with the addition of the project traffic. Based on the City’s level of
significance criterion it was concluded that the project would not significantly impact local
traffic operations. Standard conditions will require the developer pay development impact
fees.
Finding: For this "Transportation and Traffic" category discussed above, the project would
have no impacts; therefore, no mitigation is required.

Q. UTILITIES AND SERVICE SYSTEMS
Will the proposed project result in the following
environmental effects?

1. Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

❏

■
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Q. UTILITIES AND SERVICE SYSTEMS
Will the proposed project result in the following
environmental effects?

2. Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects?
3. Require or result in the construction of new storm
water drainage facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects
4. Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are
new or expanded entitlements needed?
5. Result in a determination by the wastewater
treatment provider which serves or may serve the
project that it has adequate capacity to serve the
project's projected demand in addition to the provider's
existing commitments?
6. Be served by a landfill with sufficient permitted
capacity to accommodate the project's solid waste
disposal needs?
7. Comply with federal, state, and local statutes and
regulations related to solid waste?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

❏

❏

❏

■

Data Sources: 1, 4, 8
Discussion
The proposed project does not have the potential to affect utility services, in excess of that
previously considered by the General Plan. The Scotts Valley Water District has reviewed
the application and has determined that existing water resources will support the proposed
development. The City Wastewater Department has reviewed the proposed development
and has determined that the existing wastewater treatment facilities will handle the
anticipated volume of wastewater generated by the proposed development. The project will
not generate solid waste in excess of that typically generated by 25 single-family homes
and a 5,000 square feet commercial building.
Finding: For this "Utility and Service Systems" category discussed above, the project would
have no impacts; therefore, no mitigation is required.
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R. MANDATORY FINDINGS OF SIGNIFICANCE
Will the proposed project result in the following
environmental effects?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

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

❏

❏

■

❏

2. Does the project have impacts that are individually
limited, but cumulatively considerable? ("Cumulatively
considerable" means that the incremental effects of a
project are considerable when viewed in connection with
the effects of past projects, the effects of other current
projects, and the effects of probable future projects)?

❏

❏

■

❏

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

❏

❏

■

❏

The project will not generate significant impacts and no potentially significant impacts in the
areas of air quality, biological resources, cultural resources, geology and soils, hazards,
hydrology and water quality, and noise. The potential to significantly degrade the quality of
the environment, including effects on animals or plants; the cumulative significant impact on
the overdraft of the Santa Margarita aquifer and the City’s water supply and temporary
construction impacts involving noise and air quality effects can all be reduced or otherwise
mitigated to levels of less than significant with the mitigation measures provided in this
Initial Study.
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III. DETERMINATION
On the basis of this initial evaluation:
I find that although the proposed project could have a significant effect on the environment,
there WILL NOT be a significant effect in this case as:
a.
b.

All significant effects and potentially significant effects have been mitigated,
including revisions or mitigation measures that are imposed upon the proposed
project; and
This determination reflects the independent judgment of the City of Scotts Valley.

Scott Harriman
__________________________________________
Scott Harriman, Consulting Planner
City of Scotts Valley, Planning Department
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dated 8/31/17
*Acoustical Study by Alan Goldwater, Magic Sound, dated 9/22/17
Comments from public agency representatives at the City’s Project Review Committee
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dated 9/26/17
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ATTACHMENT 6

ERRATA SHEET – AIR QUALITY SECTION OF INITIAL STUDY
Air Quality Plan and Air Quality Standards. The Monterey Bay Air Resources District
(MBARD) is responsible for limiting the amount of emissions that can be generated
through the basin by various stationary sources. Specific rules and regulations have
been adopted in the Air Quality Management Plan of 2017, which limit the emissions that
can be generated by various uses and/or activities, and identify specific pollution
reduction measures which must be implemented in association with various uses and
activities. Emission sources subject to these rules are regulated through the MBARD’s
permitting process. Any emissions sources that would be generated as part of the
proposed project would be subject to the MBARD rules and regulations. The proposed
development (the point source) does not include any processes or activities that would
emit air pollutants. Therefore, the proposed use does not have the potential for
significant impacts that would conflict with the Air Quality Management Plan. For nonpoint source pollutants such as traffic, which is regulated by the State Air Resources
Board (ARB), the project will generate emissions from automobiles associated with
regular vehicular travel.
The MBARD categorizes potential impacts as “construction-related impacts” and
“operational impacts”. The construction and operational-related impacts is discussed
below. The preceding paragraph includes a discussion of traffic-generated operational
impacts. However, there are other sources of operational impacts beyond those
generated by traffic. To address all potential operational impacts, the MBARD’s CEQA
guidelines uses a screening table to determine if various land use projects’ operational
emissions from all sources are significant. According to the MBARD staff, Figure 5-1 in
their Guidelines specify threshold levels to determine when a land use project may
generate a significant level of long-term operational emissions that degrade air quality.
The thresholds for multi-family projects are those containing 1,195 units or more. The
proposed 19-unit project is well below this threshold level and therefore will not generate
a significant level of operational emissions.
Grading activities during construction could cause dust accumulation in this area. This
impact can be mitigated by implementing standard conditions of approval that require the
applicant and construction contractor to implement best management practices (BMPs)
during grading to minimize dust generation from vehicular equipment and wind. There is
nothing unusual about the construction grading for this project that would necessitate
any further construction practices.
Standard Conditions of Approval require that development projects reduce dust
generation from project grading and construction to minimal levels, the project proponent
shall require the grading contractor to implement best management practices (BMPs) for
dust control, including watering down exposed earth surfaces each non-rainfall day at
intervals that attenuate dust problems. Any dirt tracked on to Scotts Valley Drive shall be
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removed daily in a manner that does not create substantial airborne dust. The following
BMPs shall be included in the construction contract for the project and be implemented
during site grading:
a. Excavation of the site shall be done in phases by grading only those areas where
immediate activity will take place, leaving the remaining areas in their original condition
with ground cover;
b. A water truck, using recycled water, shall be available on a repeated basis each
day throughout the grading phase of the project to spray exposed earth surfaces;
c. In addition to regular water spraying, a biodegradable chemical palliative shall be
sprayed on any graded areas that will remain exposed without additional grading for
three or more days in succession;
d. The site entrance shall be base rocked to avoid or minimize tracking mud on
Scotts Valley Drive by construction vehicles;
e. The segment of Scotts Valley Drive along the project frontage shall be
mechanically swept at the end of each workday when any dirt or mud has been tracked
on the street;
f. No grading activities shall occur during days of high wind velocity;
g. Finished graded areas that are designated as open space and landscape areas of
project, shall be covered with an accepted erosion control substance such as straw
mulch or hydro mulch with a tackifier; and
h. Construction staff shall monitor daily all areas that have received a chemical
palliative spray or application of mulch to determine if these areas remain in a dust-free
condition and take corrective action as needed to maintain a dust-free environment.
i. If old underground piping or other asbestos containing construction materials are
encountered during trenching activities, Rule 424 could also apply. Rule 424 can be
found on-line at http:/www.arb.ca.gov/drdb/mbu/cur.htm.
Additional Recommendations: Chapter 8 of the 2008 CEQA Guidelines provides
additional measures that may be implemented whenever feasible, such as using cleaner
than required construction equipment which includes equipment that conforms to ARB’s
Tier 3 or 4 emission standards. MBARD recommends further that, whenever feasible,
construction equipment use alternative fuels such as compressed natural gas, propane,
electricity or biodiesel. These recommendations are includes as conditions of project
approval.
Given the growing use of electric vehicles (EV) regionally, MBARD recommends that the
developer consider making public EV charging stations available at the proposed
building and parking spaces.
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