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Appeal number .............. A-3-SCO-01-034, Rogers Subdivision and SFDs

Applicants ..................... Peter and James Rogers

Appellant........................ Charles Paulden

Local government........... Santa Cruz County

Local decision................. Approved with conditions (March 14, 2001)

Project location............... Inland side of East Cliff Drive (between East Cliff Drive and Moran Way

adjacent to Moran Lake) in the Pleasure Point region of the unincorporated
Live Oak area of Santa Cruz County (APN 028-302-02).

Project description ........ Divide one roughly 1/2 acre parcel into two parcels, demolish existing SFD,
widen Moran Way, and construct two SFDs.

File documents............... Santa Cruz County Certified Local Coastal Program; Santa Cruz County
Coastal Development Permit Application File 98-0603; California Coastal
Commission Appeal Files A-3-SCO-00-076 (Santa Cruz County’s Pleasure
Point Street Improvement Project) and A-3-SCO-01-009 (Powers Blufftop
Improvements in the Live Oak Beach Area); California Coastal Commission
ReCAP project for the Monterey Bay region.

Staff recommendation... No Substantial Issue

Summary of staff recommendation: This is the substantial issue determination for appeal number A-3-
SCO0O-01-034 (the Commission previously opened and continued the substantial issue hearing for this
matter on May 7, 2001). Santa Cruz County approved a 2 parcel subdivision, demolition of a single
family home, and development of two single family homes on a half-acre parcel near Moran Lake in the
Pleasure Point region of the unincorporated Live Oak area of Santa Cruz County. The Appellant claims
that the County-approved project would not adequately protect the Pleasure Point community and visual
character, Moran Lake habitat, adjacent public trails and recreational access, and is thus inconsistent
with the County’s certified Local Coastal Program (LCP). The Appellant raises several valid issues,
however these do not rise to the level of a substantial issue requiring the Commission to take jurisdiction
over the project. The Applicant has developed a relatively modest project, generally consistent with the
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level of adjacent urbanization and the surrounding character, that has been sensitively designed in light
of the adjacent Moran Lake County Park and nearby Monterey Bay.

The site is located near an important Monarch butterfly habitat (the habitat is located roughly % mile
inland from the site), but the trees on the subject site are not part of this habitat; rather, the trees here act
as a secondary windbreak for the primary windbreak for the inland habitat area (i.e., twice removed from
the actual habitat area). Although the Applicant would remove 5 trees on site to allow for the
development, the 5 trees are the farthest away from the habitat area, the remainder of on-site trees would
be placed under permanent conservation easement, and the County has required that 40 trees be planted
inland nearer to the habitat to enhance the actual habitat area (an 8:1 mitigation ratio). The
Commission’s senior biologist has visited the site and concurs with the County biologist and the
Applicant’s consulting biologist that the tree removal proposed would not degrade the inland habitat
area, and that the replacement trees required will enhance habitat values from what currently exists. The
partial coastal view of the tree canopy of the site from the beach and ocean will not be significantly
altered and the continued use of the public recreational trail adjacent will not be compromised. Water
quality BMPs (pervious pavers, retention of existing understory, drop inlet filters, etc.) should ensure
that runoff from the site does not adversely impact recreational and habitat resources of the Sanctuary
and Moran Lake.

Staff recommends that the Commission find that no substantial issue exists with respect to this project’s
conformance with the certified Santa Cruz County LCP and decline to take jurisdiction over the coastal
development permit for the project.
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Exhibit B: Photos of the Project Site and Surrounding Area

Exhibit C: Santa Cruz County-Approved Project Site Plans and Elevations

Exhibit D: Adopted Santa Cruz County Staff Report, Findings and Conditions

Exhibit E: Appeal of Charles Paulden

Exhibit F: Correspondence Received From Concerned Parties

Exhibit G: Correspondence from Applicant Regarding Materials Submitted with Appeal
Exhibit H: Correspondence from Mike Guth Regarding Materials Submitted with Appeal
Exhibit I. Monarch Butterfly Reports for the Proposed Project

Exhibit J: Arborist Reports for the Proposed Project

Exhibit K: Monarch Habitat and Vicinity Map

1.Local Government Action

On March 14, 2001, and following several Planning Commission hearings on the matter, the Santa Cruz
County Planning Commission approved the proposed project subject to multiple conditions (see exhibit
D for the County’s staff report, findings and conditions on the project). The Planning Commission
approval was not appealed to the Board of Supervisors. Notice of the Planning Commission’s action on
the coastal development permit (CDP) was received in the Commission’s Central Coast District Office
on April 2, 2001. The Commission’s ten-working day appeal pertod for this action began on April 3,
2001 and concluded at S5pm on April 16, 2001. One valid appeal (see below) was received during the
appeal period.

2.Appeal Procedures

Coastal Act Section 30603 provides for the appeal of approved coastal development permits in
jurisdictions with certified local coastal programs for development that is (1) between the sea and the
first public road paralleling the sea or within 300 feet of the inland extent of any beach or of the mean
high tideline of the sea where there is no beach, whichever is the greater distance; (2) on tidelands,
submerged lands, public trust lands, within 100 feet of any wetland, estuary, or stream, or within 300
feet of the top of the seaward face of any coastal bluff; (3) in a sensitive coastal resource area; (4) for
counties, not designated as the principal permitted use under the zoning ordinance or zoning district
map; and (5) any action on a major public works project or energy facility. This project is appealable
because it is includes a non-principal permitted use (i.e., the subdivision), and because the site is within
300 feet of the mean high tide line of Moran Lake and the Monterey Bay.

The grounds for appeal under Section 30603 are limited to allegations that the development does not
conform to the standards set forth in the certified LCP or the public access policies of the Coastal Act..
Section 30625(b) of the Coastal Act requires the Commission to conduct a de novo coastal development
permit hearing on an appealed project unless a majority of the Commission finds that “no substantial
issue” is raised by such allegations. Under Section 30604(b), if the Commission conducts a de novo
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hearing, the Commission must find that the proposed development is in conformity with the certified
local coastal program. Section 30604(c) also requires an additional specific finding that the development
is in conformity with the public access and recreation policies of Chapter 3 of the Coastal Act, if the
project is located between the nearest public road and the sea or the shoreline of any body of water
located within the coastal zone. This project is located between the nearest through public road (East
Cliff Drive) and the shoreline of a waterbody (i.e., Moran Lake) and thus, this additional finding would
need to be made in a de novo review in this case.

The only persons qualified to testify before the Commission on the substantial issue question are the
Applicant, persons who made their views known before the local government (or their representatives),
and the local government. Testimony from other persons regarding substantial issue must be submitted
in writing. Any person may testify during the de novo stage of an appeal.

3.Appellant’s Contentions

Charles Paulden generally contends that the proposed project would negatively impact the special
character of the Pleasure Point community, the habitat in and around Moran Lake, coastal trail and
offshore recreational access, marine and recreational water quality, and the overall public viewshed.
Please see Exhibit E for Mr. Paulden’s complete appeal document.

Please note that Mr. Paulden’s appeal alleges inconsistencies with a large number of County objectives,
policies, and programs. Many of the references cited in the appeal are General Plan policies and not LCP
policies. In addition, a large number of others are not specifically applicable to the project at hand (for
example, the site is not designated as either urban-open space (LUP Policy 5.11.1) or resource
conservation (LUP Policy 5.11.5) in the LCP). As such, not all policy references in Mr. Paulden’s appeal
document are contained in the “applicable policies” sections of this staff report. The policies cited herein
have been cited using the broadest possible construction of Mr. Paulden’s appeal so as to be as policy-
inclusive as possible while not overly burdening the analysis with unnecessary detail. The complete
Santa Cruz County LCP is available for review at the Commission’s Central Coast District office and is
a substantive file document for these findings. In any case, Mr. Paulden’s LCP contentions are addressed
in full in these findings.

4. Procedural History (Post-County Action)

On May 7, 2001, the Commission opened and continued the substantial issue hearing on the appeal
because Commission staff had not yet received the administrative record on this project from the
County, and thus could not prepare a staff report with a full analysis and recommendation in time for the
Commission’s May 2001 meeting. The County’s administrative record on the application was received
in the Commission’s Central Coast District Office on June 27, 2001.
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5.Staff Recommendation on Substantial Issue

The staff recommends that the Commission determine that no substantial issue exists with respect to
the grounds on which the appeal was filed. A finding of substantial issue would bring the project under
the jurisdiction of the Commission for hearing and action.

Motion. I move that the Commission determine that Appeal Number A-3-SCO-01-034 raises no
substantial issue with respect to the grounds on which the appeal has been filed under §30603 of
the Coastal Act.

Staff Recommendation of No Substantial Issue. Staff recommends a yes vote. Passage of this
motion will result in a finding of No Substantial Issue and adoption of the following resolution
and findings. If the Commission finds No Substantial Issue, the Commission will not hear the
application de novo and the local action will become final and effective. The motion passes only
by an affirmative vote by a majority of the Commissioners present.

Resolution To Find No Substantial Issue. The Commission hereby finds that Appeal Number A-
3-SCO-01-034 does not present a substantial issue with respect to the grounds on which the
appeal has been filed under §30603 of the Coastal Act regarding consistency with the Certified
Local Coastal Program.

Recommended Findings and Declarations
The Commission finds and declares as follows:

6.Project Description

A.Project Location

The proposed project is located near Moran Lake in the Pleasure Point region of the unincorporated Live
Oak area of Santa Cruz County.

1. Regional Setting

Situated on the northern shore of the Monterey Bay, Santa Cruz County is bordered to the north and
south by San Mateo and Monterey Counties. Santa Cruz County is characterized by a wealth of natural
resource systems ranging from mountains and forests to beaches and the Monterey Bay itself. The Bay
has long been a focal point for area residents and visitors alike providing opportunities for surfers,
fishermen, divers, marine researchers, kayakers, and boaters, among others. The unique grandeur of the
region and its national significance was formally recognized in 1992 when the area offshore became part
of the Monterey Bay National Marine Sanctuary — the largest of the 12 such federally protected marine
sanctuaries in the nation.

«©
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Santa Cruz County’s coastal setting, its mild climate, and multicultural identity combine to make the
area a desirable place to both live and visit. As a result, Santa Cruz County has seen extensive
development and regional growth over the years. In fact, Santa Cruz County’s population has nearly
doubled since 1970 alone with projections showing that the County will be home to over one-quarter of
a million persons by the year 2000.! This growth not only increases the regional need for housing, jobs,
roads, urban services, infrastructure, and community services but also the need for parks and recreational
areas. For coastal counties such as Santa Cruz where the vast majority of residents live within a half-
hour of the coast, coastal recreational resources are seen as a critical element in helping to meet these
needs. Furthermore, with coastal parks and beaches themselves attracting visitors into the region, an
even greater pressure is felt at coastal recreational systems such as that found in Live Oak. With Santa
Cruz County beaches providing arguably the warmest and most accessible ocean waters in all of
Northern California, and with the population centers of the San Francisco Bay area and the Silicon
Valley nearby, this type of resource pressure is particularly evident in Live Oak.

Live Oak is part of a larger area including the Cities of Santa Cruz and Capitola that is home to some of
the best recreational beaches in the Monterey Bay area. Not only are north Monterey Bay weather
patterns more conducive to beach recreation than the rest of the Monterey Bay area, but north bay
beaches are generally the first beaches accessed by visitors coming from the north of Santa Cruz. With
Highway 17 providing the primary access point from the north (including San Francisco and the Silicon
Valley) into the Monterey Bay area, Santa Cruz, Live Oak, and Capitola are the first coastal areas that
visitors encounter upon traversing the Santa Cruz Mountains. As such, the Live Oak beach area is an
important coastal access asset for not only Santa Cruz County, but also the entire central and northern
California region.

See figure below and exhibit A for maps of project location.

2. Live Oak Area

Live Oak represents the unincorporated segment of Santa Cruz County located between the City of Santa
Cruz (upcoast) and the City of Capitola (downcoast). The Live Oak coastal area is well known for
excellent public access opportunities for beach area residents, other Live Oak residents, other Santa Cruz
County residents, and visitors to the area. Walking, biking, skating, viewing, surfing, fishing,
sunbathing, and more are all among the range of recreational activities possible along the Live Oak
shoreline. In addition, Live Oak also provides a number of different coastal environments including
sandy beaches, rocky tidal areas, blufftop terraces, and coastal lagoons. These varied coastal
characteristics make the Live Oak shoreline unique in that a relatively small area can provide different
recreational users a diverse range of alternatives for enjoying the coast. By not being limited to one large,
long beach, or solely an extended stretch of rocky shoreline, the Live Oak shoreline accommodates
recreational users in a manner that is typical of a much larger access complex.

! Census data from 1970 shows Santa Cruz County with 123,790 persons; by 1996, California Department of Finance estimated that this
number had increased to 243,000 persons; Association of Monterey Bay Area Governments (AMBAG) projections show that the
population was expected to increase to 259,905 by the year 2000.
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Primarily residential with some concentrated commercial and industrial areas, Live Oak is a substantially
urbanized area with few major undeveloped parcels remaining. Development pressure has been

. disproportionately intense for this section of Santa Cruz County. Because Live Oak is projected to
absorb the majority of the unincorporated growth in Santa Cruz County, development pressure will
likely continue to tax Live OQak’s public infrastructure (e.g., streets, parks, beaches, etc.).2 Given that the
beaches are the largest public facility in Live Oak, this pressure will be particularly evident in the beach
area.

3. Proposed Development Site

The proposed project is located in the Pleasure Point area of Live Oak adjacent to Moran Lake County
Park. The Park provides a developed parking lot and related beach-going facilities (restroom, shower,
etc.) serving the highly used beaches in and around the 26™ Avenue area. Moran Lake proper is an
estuarine lagoon that has long been mostly blocked from the Monterey Bay due to the presence of East
Cliff Drive itself which acts as a dam. The box culvert there allows for some interaction between the
Lake and the ocean, but only during periods of high tides and surf. As a result of this disconnect;
encroaching urbanization and its attendant impacts (i.e., increased polluted runoff and sedimentation;
increased noise, lights, activities, floatable pollutants and debris; domestic animal predators; vegetation
removal; etc.); rapidly expanding invasive exotics (such as iceplant); and lack of funding with which to
manage, restore and enhance the Park, the Moran Lake wetland habitat is severely degraded.

2 The LCP identifies Live Oak at buildout with a population of approximately 29,850 persons; based on the County’s recreational

formulas, this corresponds to a park acreage of 150-180 acres. Though Live Oak accounts for less than 1% of Santa Cruz County’s total
. acreage, this projected park acreage represents nearly 20% of the County’s total projected park acreage.
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Moran Lake County Park provides habitat for monarch butterflies in several groves of eucalyptus on the
Park property and in the area surrounding the County wastewater treatment facility. This butterfly habitat
area is on the inland finger of the riparian corridor feeding Moran Lake snaking inland from the ocean.
The monarch habitat at Moran Lake has been estimated to be the second largest overwintering habitat in
Santa Cruz County, and a significant proportion of the western migratory monarch population (roughly
5% of the total).>

The subject roughly Y2 acre parcel is located about %4 mile seaward of the inland monarch habitat area
between Moran Way and East Cliff Drive. East Cliff Drive is the primary lateral street moving through
the Live Oak beach area and acts as the first through public road from the ocean. The stretch of East
CIiff fronting the subject property is very narrow and barely affords space currently for bike lanes and
travel lanes. Opposite the subject parcel on the seaward side of East Cliff Drive is a row of large beach-
fronting homes that block the view of the subject site as seen from the beach and ocean. Moran Way is a
narrow paved road that is used as a public recreational trail for pedestrians and bicyclists travelling
upcoast from Pleasure Point who want to avoid looping around the narrow stretch of East Cliff Drive
here. Moran Way also serves as the driveway to the various residences on either side of the subject
parcel similarly configured between East Cliff and Moran Way. There appear to be 5 dwellings on the
property northwest of the subject site in a series of structures (one and two-story), and 5 residences on
the properties southeast of the subject site. Further to the southeast is a large undeveloped parcel, densely
populated with eucalyptus, that the County recently designated a park acquisition site.* Inland of Moran
Way begins the County Park and lies Moran Lake proper.

The subject parcel is mostly flat with a gentle slope to the back (towards Moran Way) and a steeper
drop-off at East Cliff Drive in the front. The property contains a significant grove of eucalyptus, roughly
25 individuals, located primarily in the back half of the lot towards Moran Way. These back of the lot
trees connect into the dense overstory of eucalyptus extending along Moran Way (the “Moran Way wind
row”). There is an existing one-story single-family home on the site (set towards the East Cliff Drive
part of the lot) with driveways onto the site from both East Cliff and Moran Way. Ruderal vegetation
covers the subject site.

See exhibits A, B, and K for graphics showing the subject site in relation to the various features
described above.

B. County Approved Project
The proposed project has been in varying stages of review at the County level since 1998. Originally, the

3 Dayton, 2000 (see the monarch butterfly reports attached as exhibit I). See also the ESHA section of this report for more detail on the
butterfly habitat at Moran Lake.

Commonly referred to as the “Yates” property. This large vacant parcel to the southeast (one parcel removed from the subject site on the
curving corner of East Cliff Drive) was designated as a future park site subject to the County’s formal park acquisition process; this
designation has since been forwarded to the Commission as an LCP amendment request (not yet scheduled for hearing). The Appellant
and other coastal activists in the area were instrumental in this designation process at the County level, and the Appellant continues to
press for other acquisition in this area — including the subject site and the neighboring residential parcels.
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Applicant sought approval for a 3-lot subdivision and 3 homes. Through the course of environmental
review and multiple local Planning Commission hearings, the Applicant modified the project to its
current configuration in response to concerns voiced by County staff and interested parties. The main
effect of the reduced project (as opposed to that originally proposed), is that the heavily wooded half of
the existing parcel (nearest Moran Lake and the public pathway) can be left alone - the 3 lot subdivision
and homes would have resulted in substantial tree removal and an additional home in this area.

To this point several observations need be made.

First, there are a number of petitions opposing all or part of the project in the County administrative
record and attached to the submitted appeal. It should be noted that these petitions were written in
opposition to the previously proposed 3 lot subdivision, and not specifically in opposition to the current
proposal. While it is unknown in most cases if the petition signer withdrew their opposition once the
project was reduced in scale, these petitions must be understood in this context.

Second, the Appellant has included as part of his appeal a letter from Mike Guth, a local coastal activist,
that included a petition of its own signed by 250 or so persons (see exhibit E). This letter from Mr. Guth,
as the others in the County administrative record, was directed to the original 3 lot subdivision. This
letter and the impassioned lobbying by the Appellant, Mr. Guth, and countless other interested persons in
the Pleasure Point area, helped result in a much reduced project (i.e., the current proposal) that includes
substantial long-term preservation of on-site trees as well as off-site plantings to enhance the further
inland Monarch butterfly habitat. Commission Staff has discussed this matter with Mr. Guth and he does
not oppose the proposed project as finally approved by the County.5 Again, Mr. Guth’s letters and
associated petitions submitted as part of the appeal materials should be understood in this context.

Lastly, the Appellant printed a flyer opposing development at this site (see page E-21 of exhibit E). The
flyer has been posted at numerous outdoor locations in the Pleasure Point region as well as local surf
shops since at least the time the County Planning Commission was last considering the proposed project
(i.e., since at least March 2001). Unfortunately, the flyer is somewhat misleading as to the magnitude of
the project being proposed and its potential impacts, particularly on offshore surfing resources. In any
case, the flyer has engendered a multitude of phone calls on the project to Commission staff. The callers
have been concerned until it is explained to them the parameters of the proposed project. Also note that a
steady volume of letters on this project have been received by the Commission since the flyer was posted
(see exhibit F). Again, while the level of project understanding by the letter-writers is unclear, these
letters must be understood in this flyer context. Staff hopes that letters on the proposed project that
respond to the recommended staff report will be timely received for review by the Commission at the
July 2001 hearing as such letters, if based upon a reading of the staff report, should be based upon a clear
understanding of the project and its potential impacts.

5 Mr. Guth has also submitted a letter clarifying his position on the project. Following the Applicant reducing the scale of the project, Mr.
Guth attempted to contact each of the persons who had signed the previous petition submitted to the Planning Commission (i.e., when
the project proposal was for 3 lots and 3 homes) to inform them that he was dropping his opposition and why. Please see exhibit H for
Mr. Guth’s clarifying letter. See also letter on this topic from the Applicant attached as exhibit G.
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In any case, the County approval that is the subject of this appeal includes the following:

Subdivision of a roughly half acre parcel into two parcels measuring roughly 7,338 square feet and
16,378 square feet.

Demolition of the existing single-family home and replacement with 2 two-story single family
homes, measuring roughly 2,850 square feet and 3,180 square feet, with an exterior treatment of
stucco with composite roofs meeting all appropriate size, setback, and floor-area ratio requirements
for the property’s medium density residential land use designation and its R-1-5 (minimum 5,000
square feet per dwelling unit) residential zoning.

Removal of 5 live and 1 dead eucalyptus trees in the footprints of the proposed homes, and removal
of 3 on-site stumps.

Retention of 20 eucalyptus trees on-site, including the 15 trees forming the vast majority of the tree
canopy on site in the area towards Moran Way. This area towards Moran Way will be maintained
with the existing understory in its natural state protected by a preservation deed restriction.’ The so-
protected area represents roughly V2 of the Applicant’s property.

Planting of 40 eucalyptus trees in an area of Moran Lake Park used by the County as a re-planting
and mitigation area designed to serve as a windbreak to the inland Monarch butterfly habitat at Lode
Street.’

A prohibition on wood-burning fireplaces so as to avoid smoke that may impact inland roosting
monarch butterflies.

A curvilinear pervious (using grass pavers) driveway designed to avoid tree drip lines.

Dedication of a 10 foot wide strip of the Applicant’s property adjacent to East ClLiff Drive to the
County for their use in future road improvement projects in this area.

Dedication of a 45 square foot area of the Applicant’s property to the County along Moran Way, and
corrective pavement in this area, to enhance public pedestrian and bicycle access along Moran Way.

Installation of an on-site drainage system filtered by a silt and grease trap prior to discharge from the
site. Installation of a new storm drain line and a series of catch basins in the East Cliff Drive right-of-

6 County Conditions 4.B.2 and 4.B.3 (see pages D-16 through D-31 of exhibit D for the County conditions).

Note that on this point the County’s conditions were unclear in that the condition text required conformance with the consulting
biologist’s mitigation plan, but the condition text described replanting with 20 trees while the mitigation plan describes 40 (County
Condition 4.C, see pages D-16 through D-31 of exhibit D for the County conditions. See exhibit I for the subject monarch butterfly
reports). Commission staff has since discussed this issue with both the Applicant and the County to clarify the intent of the conditions
and how they would be implemented. Both the County and the Applicant indicate that 40 mitigation trees was their understanding of the
requirement. As such, the requirement for consistency with the mitigation plan (describing the 40 tree mitigation) shall govern in this
case (personal communications between Coastal Planner Dan Carl and the Applicant, and between Dan Carl and County Planner

Melissa Allen on June 26, 2001).
(N
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way from the subject site extending downslope and northwest towards the existing East Cliff Drive
outfall at Moran Lake

See exhibit C for County-approved site plans. See exhibit D for the County staff report, findings, and
conditions approving the Applicant’s proposed project.

7. Substantial Issue Findings

The Appellant’s contentions fall generally into 3 overlapping areas: community and visual character,
habitat protection, and public access and recreation.® Each of these is discussed in detail in the findings
that follow. As summarized below, although these contentions raise LCP issues, these issues do not rise
to the level of substantial issues with respect to the project’s conformance with the Santa Cruz County
LCP.

A. Community and Scenic Character

1. Applicable Policies
The LCP recognizes the Live Oak beach area as a special area. The LCP states:

. Objective 8.8, Villages, Towns and Special Communities. To recognize certain established
urban and rural villages as well as Coastal Special Communities for their unique characteristics
and/or popularity as visitor destination points; to preserve and enhance these communities
through design review ensuring the compatibility of new development with the existing character
of these areas.

LUP Policy 8.8.1 Design Guideline for Unique Areas. Develop specific design guidelines
and/or standards for well-defined villages, towns and communities.... New development within
these areas listed in Figure 8-1...shall conform to the adopted plans for these areas, as plans
become available.

Figure 8-1 Areas with Special Design Criteria or Guidelines....Area: Live Oak Planning Area;
Design Guideline Source: Live Oak Community Plan (to be completed)...

The County’s LCP is also fiercely protective of coastal zone visual resources, particularly views from
public roads, and especially along the shoreline. The LCP states:

Objective 5.10.a Protection of Visual Resources. To identify, protect, and restore the aesthetic
values of visual resources.

Objective 5.10.b New Development in Visual Resource Areas. To ensure that new development

I 8 See exhibit E for the Appellant’s complete appeal document.
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is appropriately designed and constructed to minimal to no adverse impact upon identified visual
resources.

LUP Policy 5.10.2 Development Within Visual Resource Areas. Recognize that visual
resources of Santa Cruz County possess diverse characteristics.... Require projects to be
evaluated against the context of their unique environment and regulate structure height, setbacks
and design to protect these resources consistent with the objectives and policies of this section....

LUP Policy 5.10.3 Protection of Public Vistas. Protect significant public vistas...from all
publicly used roads and vistas points by minimizing disruption of landform and aesthetic
character caused by grading operations,... inappropriate landscaping and structure design.

LUP Objective 5.11 Open Space Preservation. To identify and preserve in open space uses those
areas which are not suited to development due to the presence of natural resource values or
physical development hazards.

IP Section 13.20.130(b)(1) Entire Coastal Zone, Visual Compatibility. The following Design
Criteria shall apply to projects site anywhere in the coastal zone: All new development shall be
sited, designed and landscaped to be visually compatible and integrated with the character of
surrounding neighborhoods or areas.

IP Section 13.20.130(d)(1) Beach Viewsheds, Blufftop Development. The following Design .
Criteria shall apply to all projects located on blufftops and visible from beaches: Blufftop
development and landscaping...in rural areas shall be set back from the bluff edge a sufficient

distance to be out of sight from the shoreline, or if infeasible, not visually intrusive.

Visual access to and along the coast is also a form of public access. The project is located between the
first through public road (East Cliff Drive) and Moran Lake. As such, the following visual access
policies of the Coastal Act also apply:

Section 30210. In carrying out the requirement of Section 4 of Article X of the California
Constitution, maximum access, which shall be conspicuously posted, and recreational
opportunities shall be provided for all the people consistent with public safety needs and the
need to protect public rights, rights of private property owners, and natural resource areas from
overuse.

Section 30211. Development shall not interfere with the public's right of access to the sea where
acquired through use or legislative authorization, including, but not limited to, the use of dry
sand and rocky coastal beaches to the first line of terrestrial vegetation.

Section 30251. The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be sited and designed
to protect views to and along the ocean and scenic coastal areas, to minimize the alteration of
natural land forms, to be visually compatible with the character of surrounding areas, and,
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where feasible, to restore and enhance visual quality in visually degraded areas. New
development in highly scenic areas such as those designated in the California Coastline
Preservation and Recreation Plan prepared by the Department of Parks and Recreation and by
local government shall be subordinate to the character of its setting.

In addition, the site is located adjacent to Moran lake County Park. Accordingly, Section 30240(b) of the
Coastal Act states:

Section 30240(b). Development in areas adjacent to environmentally sensitive habitat areas and
parks and recreation areas shall be sited and designed to prevent impacts which would
significantly degrade those areas, and shall be compatible with the continuance of those habitat
and recreation areas.

2. County-Approved Project

The County-approved project would result in the removal of five live eucalyptus trees and the existing
one story home on the 12 acre site to make way for two, 2-story single-family homes with stucco
exterior. The streets framing the project site would be mostly left alone (other than minor re-pavement
on Moran Way and a shift of the existing East Cliff Drive driveway location to the northwest). As such,
the existing street edges framing the site would remain largely status quo.’

See County-approved plans in exhibit C.

3. Consistency with Applicable LCP and Coastal Act Policies

The LCP indicates that the Live Oak area as a whole is an area with “special design criteria or
guidelines” (LUP Figure 8-1). Unfortunately, the implementation portion of this special design criteria
remains incomplete despite efforts over the years, including an administrative draft of a Live Oak
Community Plan as recently as 1996. Within the larger Live Oak coastal area, the Harbor Area and the
East Cliff Village Tourist Area (roughly a mile to the west (upcoast) of the proposed project) are defined
as Coastal Special Communities (LUP Policy 8.8.2) within which specific design criteria must be
applied (IP Section 13.20.144 and 13.20.145); the Pleasure Point area is not so defined by the LCP. That
is not to say, however, that the Pleasure Point area is not a special community area. This area has an
informal, beach community aesthetic and ambiance that clearly distinguishes this area from inland
commercial areas as well as the downcoast Opal Cliffs neighborhood towards Capitola. Though certainly
in the midst of a gentrification that has intensified over the last decade, the Pleasure Point area retains
much of its informal charm and appeal.

The LCP requires that the proposed project “be visually compatible and integrated with the character of
the surrounding neighborhoods or areas” (IP Section 13.20.130(b)(1)) and sensitively designed to retain
and preserve visual resources and visual access (see applicable policies above). The Appellant claims

9 . . T . .
See also previous “Project Description” section for more detail.
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that this is not the case because: (1) the trees that would be removed would appreciably alter the overall
aesthetic; (2) the smaller house that would be removed on site is more evocative of the local housing
stock and/or should be preserved for what historically was present in Live Oak; (3) the new houses
would be too large and not aesthetically in character with the surrounding development, (4) Moran Lake
County Park would be adversely impacted; (5) the loss of the 5 trees would change the functioning of the
overall windbreak, adversely impacting the surrounding micro-climate for residents; and (6) the tree
removal and replacement houses would detract from the open space character of the site.'?

The Commission finds that the removal of 5 live trees from this site will not appreciably alter the overall
character of the surrounding grove of eucalypti as the canopy to be removed is but a fraction of this
overall grove (see page C-3 of exhibit C). Views of the overall grove from up and downcoast, as well as
offshore, should be largely the same as current. As such, the effect of the tree removal on the
surrounding area’s character would be minimal.

As to replacing the smaller home with two larger homes, the proposed project is clearly different than
what exists on the site today. As such, it will change the character of the site. However, the existing
situation on this site is hardly typical of development in and around the area. Development within this
section of the County is very dense, and has been increasing in size, architectural detail, and cost rapidly
over the past two decades. Surrounding development, particularly that seaward of East Cliff Drive
adjacent, is mostly two-story with much redevelopment occurring recently.!' The properties on either
side of this site are currently developed even more densely than that proposed here, with 5 residential
structures on either side of the subject property between Moran Way and East Cliff Drive; development
on the seaward side of East Cliff Drive is large and 2 story (see exhibit B for photos of the site and
surrounding area). The structures proposed, while fairly plain in terms of architectural detail, are not
wildly different from development surrounding the site. So while the site will change, the overall
character of the area will not be substantially altered by the proposed project.

The existing house on the site is not recognized as a historic resource by the County. Although clearly an
older structure, it is not a particularly representative or evocative example of local historical architecture,
nor is it associated with any persons particularly important in the development of the County. There have
clearly been haphazard additions that have expanded the existing structure over the years (such as the
add-on shed and carport to the rear) that are clearly not even in character with the front portion of the
house. The existing structure is small, as were many of the original cottages developed in and around
Pleasure Point, but not particularly critical for maintaining the character of the area (a densely developed
character different than the existing home here). See photos of the existing structure in exhibit B.

As to the open space character of the site, clearly the site provides more open space now than would be
present post-project. This is because the large lot here (roughly 25,000 square feet) is currently occupied
by one small single family home served by dual driveways. However, the main tree canopy would be
maintained at the back of the lot (towards Moran Way) and the project has been developed consistent

10 See exhibit E for the Appellant’s full appeal document.
n See also exhibit G supplied by the Applicant describing adjacent housing stock sizing.
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with the underlying residential zoning guidelines. In fact, the proposed project provides much more open
space than that required by code, and much less lot coverage than that allowed. The parcels on either
side of the site are already densely developed with residential structures. See exhibit B for photos of the
surrounding project area.

The site is not visible from the beach because there is a row of two-story homes on the seaward side of
East CIiff Drive that block the view of the site from the beach. Portions of the tree canopy are visible
from the beach and offshore, but, as discussed above, the removal of five such trees from this larger
canopy will have an insignificant impact on the visual resources and character as seen from the beach
and ocean area.

Moran Lake County Park is located inland of the project site (to the north) and is separated from the site
by a substantial grove of trees and Moran Way. The proposed development would be marginally visible,
if at all, from within the Park through the dense trees in this area. Much of the Park is currently bordered
by residential development with only very minimal (if any) such screening (for example, residential
development stretching inland along Palisades Avenue). The impact of the proposed project on the Park
ambiance and viewshed would be negligible.

The site does not offer substantial views across its length (neither from East Cliff Drive through to
Moran Way or vis versa) because such views are almost entirely blocked now by vegetation, topography,
and structures. As such, the proposed development would not block any coastal views that currently
exist. In addition, the retention of the vast majority of trees at the site will ensure that the through view,
such as it is, is not unduly impacted.

As to the contention that the loss of the 5 trees would change the functioning of the overall windbreak,
thus adversely impacting the surrounding micro-climate for residents, there is little evidence in the
record to substantiate such a claim. On the contrary, the loss of the 5 trees was deemed by the biologists
involved to have an insignificant impact on surrounding wind patterns. The corresponding effect on the
surrounding micro-climate enjoyed by area residents would be negligible.

The Commission has previously raised concerns about streetscape improvements in this section of Live
Oak. Namely, issues have arisen regarding the style of street improvements (e.g., curb, gutter, sidewalk,
landscaping, etc.) necessary to retain the area’s charm.'? In this case, the streetscape, both that of Moran
Way and East Cliff Drive, would remain almost entirely the same. The only modifications would be to
shift the existing East Cliff Drive driveway slightly and to pave a small (roughly 45 square feet) section
of Moran Way to enhance the coastal trail along Moran Way. The County did not require standard street
improvements for this one property on East Cliff (i.e., a sidewalk, curb, and gutter) so as to avoid
prejudicing options for future street improvements in this area. The Applicant was required to dedicate a
10 foot strip of their East Cliff Drive frontage to the County to be used in the event of street
improvements and widening in this (currently) narrow stretch of East Cliff Drive.

12 For example, Appeal (and CDP) A-3-SCO-00-076 (Pleasure Point Street Improvements).
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4. Community and Scenic Character Conclusion

The LCP protects the unique Pleasure Point community and visual character and requires development
to be compatible with it. The County-approved project represents a modest-sized development for the V2
acre lot — one that retains the vast majority of the trees on site and one that is generally in character with
development in this densely developed and populated section of Live Oak. Coastal views will not be
blocked and the amount of development visible from within the Moran Lake County Park viewshed will
be negligible. Design review and character assessment is often somewhat discretionary, and the
Appellant argues some of the finer points of design and character compatibility. Unfortunately, the
County has yet to develop specific design guidance for the Live Oak beach area against which to
evaluate the proposed project. In its absence, appropriate judgement calls must be made against the
broader County design standards, as was done by the County in this case.

The Appellant raises germane issues with respect to the proposed development. However, the County-
approved project is substantially consistent with its larger surroundings and these issues do not rise to
the level of a substantial issue in terms of the project’s conformance with the certified LCP’s community
and visual character policies, as well as the applicable Coastal Act visual access policies, cited in this
finding.

In making this finding, the Commission laments the lack of better defined design guidance for the Live
Oak beach area. As clearly articulated by the Appellant, this area has an informal, beach community
aesthetic and ambiance — particularly in Pleasure Point — within which extensive redevelopment? is
expected (as homes are remodeled, increased in size, etc.) in the future. If the informal charm and appeal
of the area is to be defined and maintained, the County needs better tools with which to make decisions.
Such tools should take the form of better defined design guidelines, and may include additional design
review measures (for example, an architectural review board or equivalent). Such tools help all parties
understand what is expected in proposed development, and allows the community to establish a vision
for the future. If the Live Oak Community Plan identified in the LCP is not to be developed for whatever
reason, then some other form of guidance is necessary. Such guidance in any case should encompass
resideiiltial, commercial, and public improvement (e.g., streetscape) projects and provide standards for
each.

13 Because of the dearth of vacant lots in this area, redevelopment is much more likely in the future than significant new development on
previously vacant lots.
The same need for better guidance was previously articulated by the Commission in relation to public street improvement projects in the
Live Oak beach area through Appeal (and CDP) A-3-SCO-00-076 (approved January 2001). In that Commissioner appeal, the
Commission approved a County street improvement project mostly as proposed, but articulated a series of more appropriate design
guidelines for future street improvement projects that the County should follow and incorporate into applicable guidance documents

(such as the Live Oak Community Plan or its equivalent).
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B. Environmentally Sensitive Habitat Areas

1. Applicable Policies

The LCP is very protective of environmentally sensitive habitat areas (ESHAs). LCP wetland and
wildlife protection policies include LUP Chapter 5 policies and Zoning Chapter 16.32 (Sensitive Habitat
Protection). In general, these LCP policies define and protect ESHAs, allowing only a very limited
amount of development in these areas. Relevant LCP policies include:

LUP Objective 5.1 Biological Diversity. To maintain the biological diversity of the County
through an integrated program of open space acquisition and protection, identification and
protection of plant habitat and wildlife corridors and habitats, low-intensity and resource
compatible land uses in sensitive habitats and mitigations on projects and resource extraction to
reduce impacts on plant and animal life.

LUP Policy 5.1.2 Definition of Sensitive Habitat. An area is defined as a sensitive habitat if it
meets one or more of the following criteria: (a) Areas of special biological significance as
identified by the State Water Resources Control Board. (b) Areas which provide habitat for
locally unique biotic species/communities, including coastal scrub, maritime chaparral, native
rhododendrons and associated Elkgrass, mapped grasslands in the coastal zone and sand
parkland; and Special Forests including San Andreas Live Oak Woodlands, Valley Oak, Santa
Cruz Cypress, indigenous Ponderosa Pine, indigenous Monterey Pine and ancient forests. (c)
Areas adjacent to essential habitats of rare, endangered or threatened species as defined in (e)
and (f) below. (d) Areas which provide habitat for Species of Special Concern as listed by the
California Department of Fish and Game in the Special Animals list, Natural Diversity
Database. (e) Areas which provide habitat for rare or endangered species which meet the
definition of Section 15380 of the California Environmental Quality Act guidelines. (f) Areas
which provide habitat for rare, endangered or threatened species as designated by the State Fish
and Game Commission, United States Fish and Wildlife Service or California Native Plant
Society. (g) Nearshore reefs, rocky intertidal areas, seacaves, islets, offshore rocks, kelp beds,
marine mammal hauling grounds, sandy beaches, shorebird roosting, resting and nesting areas,
cliff nesting areas and marine, wildlife or educational/research reserves. (h) Dune plant
habitats. (i) All lakes, wetlands, estuaries, lagoons, streams and rivers. (j) Riparian corridors.

LUP Policy 5.1.3 Environmentally Sensitive Habitats. Designate the areas described in 5.1.2
(d) through (j) as Environmentally Sensitive Habitats per the California Coastal Act and allow
only uses dependent on such resources in these habitats within the Coastal Zone unless other
uses are: (a) consistent with sensitive habitat protection policies and serve a specific purpose
beneficial to the public; (b) it is determined through environmental review that any adverse
impacts on the resource will be completely mitigated and that there is no feasible less-damaging
alternative; and (c) legally necessary to allow a reasonable economic use of the land, and there
is no feasible less-damaging alternative.
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LUP Policy 5.1.6 Development Within Sensitive Habitats. Sensitive habitats shall be protected
against any significant disruption of habitat values; and any proposed development within or
adjacent to these areas must maintain or enhance the functional capacity of the habitat. Reduce
in scale, redesign, or, if no other alternative exists, deny any project which cannot sufficiently
mitigate significant adverse impacts on sensitive habitats unless approval of a project is legally
necessary to allow a reasonable use of the land.

LUP Policy 5.1.7 Site Design and Use Regulations. Protect sensitive habitats against any
significant disruption or degradation of habitat values in accordance with the Sensitive Habitat
Protection ordinance. Utilize the following site design and use regulations on parcels containing
these resources, excluding existing agricultural operations: (a) Structures shall be placed as far
from the habitat as feasible. (b) Delineate development envelopes to specify location of
development in minor land divisions and subdivisions. (c) Require easements, deed restrictions,
or equivalent measures 1o protect that portion of a sensitive habitat on a project parcel which is
undisturbed by a proposed development activity or to protect sensitive habitats on adjacent
parcels. (d) Prohibit domestic animals where they threaten sensitive habitats. (e) Limit removal
of native vegetation to the minimum amount necessary for structures, landscaping, driveways,
septic systems and gardens; (f) Prohibit landscaping with invasive or exotic species and
encourage the use of characteristic native species.

LUP Policy 5.1.10 Species Protection. Recognize that habitat protection is only one aspect of
maintaining biodiversity and that certain wildlife species, such as migratory birds, may not
utilize specific habitats. Require protection of these individual rare, endangered and threatened
species ...

LUP Policy 5.1.11 Wildlife Resources Beyond Sensitive Habitats. For areas that may not meet
the definition of sensitive habitat contained in policy 5.1.2, yet contain valuable wildlife
resources (such as migration corridors or exceptional species diversity), protect these wildlife
habitat values and species...

LUP Objective 5.2 Riparian Corridors and Wetlands. To preserve, protect and restore all
riparian corridors and wetlands for the protection of wildlife and aquatic habitat, water quality,
erosion control, open space, aesthetic and recreational values and the conveyance and storage
of flood waters.

LUP Policy 5.2.1 Designation of Riparian Corridors and Wetlands. Designate and define the
following areas as Riparian Corridors: (a) 50’ from the top of a distinct channel or physical
evidence of high water mark of perennial stream; (b) 30’ from the top of a distinct channel or
physical evidence of high water mark of an intermittent stream as designated on the General
Plan maps and through field inspection of undesignated intermittent and ephemeral streams; (c)
100’ of the high water mark of a lake, wetland, estuary, lagoon, or natural body of standing
water; (d) The landward limit of a riparian woodland plant community; (e) Wooded arroyos

within urban areas.
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Designate and define the following areas as Wetlands: Transitional areas between terrestrial
and aquatic systems where the water table is usually at or near the surface, or the land is
covered by shallow water periodically or permanently. Examples of wetlands are saltwater
marshes, freshwater marshes, open or closed brackish water marshes, swamps, mudflats, and
fens....

LUP Policy 5.2.5 Setbacks From Wetlands. Prohibit development within the 100 foot riparian
corridor of all wetlands. Allow exceptions to this setback only where consistent with the Riparian
Corridor and Wetlands Protection ordinance, and in all cases, maximize distance between
proposed structures and wetlands. Require measures to prevent water quality degradation from
adjacent land uses, as outlined in the Water Resources section.

LUP Policy 5.2.7 Compatible Uses With Riparian Corridors. Allow compatible uses in and
adjacent to riparian corridors that do not impair or degrade the riparian plant and animal
systems, or water supply values, such as non-motorized recreation and pedestrian trails, parks,
interpretive facilities and fishing facilities. Allow development in these areas only in conjunction
with approval of a riparian exception.

The LCP likewise protects water quality; for the purposes of this finding, inasmuch as such water quality
impacts habitat values. The LCP states as follows:

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

and prevent the degradation of the scenic character of the region.

Objective 5.7 Maintaining Surface Water Quality. To protect and enhance surface water quality
in the County’s streams, coastal lagoons and marshes by establishing best management
practices on adjacent land uses.

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

LUP Program 5.4(a). Continue to coordinate with federal, state and other local agencies,
including NOAA, California Coastal Commission, Regional Water Quality Control Board, and
AMB AG to manage and protect the resources of the Monterey Bay National Marine Sanctuary.

LUP Policy 5.3.1 Support the Monterey Bay Sanctuary. Support the mission of the Monterey
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Bay National Marine Sanctuary to facilitate the long-term management, protection,
understanding and awareness of its resources and qualities.

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

LUP Policy 5.7.1 Impacts from New Development on Water Quality. Prohibit new development
adjacent to marshes, streams and bodies of water if such development would cause adverse
impacts on water quality which cannot be fully mitigated.

LUP Policy 5.7.4 Control Surface Runoff. New development shall minimize the discharge of
pollutants into surface water drainage by providing the following improvements or similar
methods which provide equal or greater runoff control: (a) include curbs and gutters on
arterials, collectors and locals consistent with urban street designs; and (b) oil, grease and silt
traps for parking lots, land divisions or commercial and industrial development.

LUP Policy 7.23.1 New Development. ...Require runoff levels to be maintained at
predevelopment rates for a minimum design storm as determined by Public Works Design
Criteria to reduce downstream flood hazards and analyze potential flood overflow problems.
Regquire on-site retention and percolation of increased runoff from new development in Water
Supply Watersheds and Primary Groundwater Recharge Areas, and in other areas as feasible.

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

LUP Policy 7.23.5 Control Surface Runoff. Require new development to minimize the discharge
of pollutants into surface water drainage by providing the following improvements or similar
methods which provide equal or greater runoff control:...(b) construct oil, grease and silt traps
from parking lots, land divisions or commercial and industrial development. Condition
development project approvals to provide ongoing maintenance of oil, grease and silt traps.

2. County-Approved Project
The County-approved project is located adjacent to Moran Lake County Park within which is Moran
Lake proper and several monarch butterfly habitat areas. The County determined that the project would
not adversely impact either the habitat of Moran Lake itself nor the habitat area for the butterflies
(located roughly % mile inland form the subject site). The trees on the subject site were found to be a
secondary windbreak for the primary windbreak for the inland monarch habitat area (i.e., twice removed
from the actual habitat area), and their removal was found to have a negligible impact on monarch
habitat. Nevertheless, the County required that the 5 live trees to be removed be mitigated at an 8:1 ratio
inland within the Park nearer to the monarch overwintering habitat to enhance the actual habitat area (40
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trees planted and tree maintenance funding provided by the Applicant to the County). On site drainage
that didn’t permeate into the ground would be collected, filtered through silt and grease traps, and
directed away from the Moran Way/Moran Lake side of the lot. The County conditioned the project for
consistency Y&;ith the arborist reports (attached as exhibit J) and the monarch butterfly reports (attached
as exhibit I).

See County-approved plans in exhibit C.

3. Consistency with Applicable LCP Policies

Moran Lake Habitat

As detailed before, Moran Lake proper is an estuarine lagoon system that has long been mostly blocked
from the Monterey Bay due to the presence of East Cliff Drive itself which acts as a dam. The box
culvert there allows for some interaction between the Lake and the ocean, but only during periods of
high tides and surf. As a result of this disconnect, encroaching urbanization and its attendant impacts
(i.e., increased polluted runoff and sedimentation; increased noise, lights, activities, floatable pollutant
and debris; domestic animal predators; vegetation removal; etc.), rapidly expanding invasive exotics
(such as iceplant); and lack of funding with which to manage, restore and enhance the Park, the Moran
Lake wetland habitat is severely degraded. Nonetheless, options for restoring this habitat exist and the
LCP categorically defines Moran Lake as ESHA (LUP Policy 5.1.2(i) and 5.1.3).

The proposed project is located well over 100 feet from Moran Lake consistent with LCP wetland
requirements. The majority of vegetation, including the significant trees towards the back side of the
subject lot, would be retained and preserved. As such, the proposed structures would be predominantly
screened from Moran Lake proper. Some amount of increased noise, lights, and activities would be
associated with the new structures (i.e., since the site would go from one single family home to two),
however such increases would be minimal and would be mostly blocked from view and sight of the Lake
by vegetation. In addition, the site and the Lake are both ringed by similar residential uses and activities;
the effect of this project on the habitat values of the Lake would be negligible.

Although the project would increase on-site impervious surfacing from what exists today, the project has
been sensitively designed to avoid introducing additional sedimentation and/or urban pollutants into the
Lake and/or Monterey Bay offshore. This will be accomplished through retaining the existing ruderal
understory towards the back of the lot (for continued filtering), installing pervious pavers for the
driveway areas, and directing any remaining site runoff through silt and grease traps prior to discharge to
the County storm drain system. The County required the Applicant to install a new storm drain line and
drop inlets from the East Cliff Drive property frontage to the existing outfall at Moran Lake (see exhibit
C). The County conditioned all water quality control apparatus on site for ongoing maintenance by the
Applicant (see pages D-16 through D-31 of exhibit D for the County conditions).

15 . D T . .
See also previous “Project Description” section for more detail.
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| Monarch Butterfly Habitat

As already noted, monarch butterflies are known to overwinter within Moran Lake County Park. Such
overwintering habitats are narrowly distributed in California and are relatively rare; they have been
described as the “Achilles’ heal” of the monarch migratory phenomenon. Monarchs repeatedly search
out specific micro-climates based on the interaction of temperature and wind, preferably in close
proximity to food sources. These monarch micro-climate sites are generally classified on the basis of
how they are used by the butterflies: those sites that are used for only the first part of the winter
migration (i.e., September/October through November) being known as “autumnal roost sites,” while
those used for all or part of the winter (due to preferred micro-climatic conditions) being known as
“overwintering sites.” Further breaking this down, there will be different roosting locations within an
overwintering “site” over the course of a winter as the butterflies respond to prevailing wind and
temperature variations within any one site.'®

The Moran Lake monarch overwinter roosting habitat is located approximately % mile inland (to the
north) of the subject site; the subject site itself does not function as roosting habitat. This primary inland
habitat area essentially surrounds the County’s Lode Street Sanitation Facility and extends partially to
the south from this area; the habitat is almost exclusively made up of blue-gum eucalyptus trees (see
exhibits I and K for site plans identifying roost areas). The Moran Lake overwintering habitat has been
identified as the second largest (after Natural Bridges State Park in the City of Santa Cruz upcoast)
monarclk71 butterfly colony in Santa Cruz County, supporting an average of 40,000 butterflies every
winter.

Monarch butterfly in overwintering habitat is recognized by the California Department of Fish and Game
as a Species of Concern. As such, the LCP defines the Moran Lake overwintering sitc as ESHA (LUP
Policy 5.1.2(d) and 5.1.3) and strongly protects this habitat.

As detailed by the Applicant’s consulting biologist, the subject site is located roughly % mile seaward of
the Moran Lake overwintering site. As such, it is not located within ESHA. Between the subject site and
the inland overwintering site lies a grove of eucalyptus trees running along Moran Way that act as a
primary wind screen for the inland roosting habitat (the Moran Way wind row; see exhibit K). The trees
on the subject property act as a wind screen for the off-site Moran Way wind row. In other words, the
on-site trees function as a wind screen for the wind screen. These on-site trees do not, however,
independently offer protection to the inland habitat. In fact, were the Moran Way wind row to be lost, the
trees on the subject site would not offer a functional replacement. The Applicant’s consulting biologist
and the County’s consulting biologist concur that the removal of five live trees on the subject site would

16 Please see the Monarch Butterfly reports done for the proposed project by the Applicant’s consulting butterfly biologist, John Dayton,
attached as exhibit I. Mr. Dayton provides detail on the lifecycle of Monarch butterflies in general, as well as significant detail on the
Moran Lake monarch habitat and potential impact form the proposed project. It should be noted that the subject reports evaluate
previous proposals that would have resulted in significantly more on-site trees being removed than the project finally approved by the
County. Mr. Dayton has been studying the Moran Lake habitat for a number of years and is considered one of a small number of experts
on monarchs in Santa Cruz County.

17 Again, see Dayton reports (exhibit I).
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have an insignificant impact on the inland ESHA. The Commission’s senior biologist has reviewed the
applicable reports and visited the site and concurs with both the Applicant’s consulting biologist and the
County’s biologist that the inland habitat will not be impacted by the proposed project.

Most of the tree canopy on the subject site would be retained, and the County required mitigation
planting of 40 trees inland nearer to the ESHA to better buffer the habitat there (an 8:1 mitigation
ratio).'® According to the Applicant’s biologist, the mitigation planting is meant as a precautionary
measure to reduce the importance (to the inland habitat) of the off-site Moran Way wind row should
other trees be removed not associated with the proposed project. In other words, the mitigation is not
directly because the 5 trees to be removed on the subject site are significantly tied to the inland habitat,
but rather meant to act as an overall insurance policy for the Moran Lake habitat in general.'® With the
inland mitigation replanting, the inland habitat area will be better protected from winds. As a result, the
net impact on the habitat may be beneficial as the mitigation trees come to fruition and provide
additional habitat screening. Again, this conclusion is shared by the County, the Applicant’s consulting
butterfly expert, and the Commission’s senior biologist.

4. Environmentally Sensitive Habitat Area Conclusion

The LCP protects Moran Lake and the monarch butterfly overwintering site there as ESHA. The
proposed project site is not located within either of these ESHAs. It is likewise located roughly % mile
seaward of the monarch overwintering site and well over 100 feet from Moran Lake. The project will be
mostly screened from within Moran Lake County Park by existing dense vegetation and the slight
increase in residential activities (i.e., going from one to two residences on-site) should not affect habitat
values. The removal of 5 live trees from the subject site will have a negligible effect on ESHA; with the
required inland mitigation planting, a net beneficial impact on the inland butterfly ESHA is expected.
The project incorporates significant water quality BMPs (i.e., pervious pavers, retained understory
landscaping, silt and grease traps, etc.) and site runoff should be minimized and adequately filtered and
treated as a result.

The Appellant raises important questions associated with the proposed development. However, the
County-approved project should not adversely impact ESHA, and may have a beneficial ESHA impact,
and these issues do not rise to the level of a substantial issue in terms of the project’s conformance with

13 Note that the 40 tree mitigation requirement was developed by the County when the Applicant was proposing a larger project that would
have resulted in three lots, three homes, and the removal of 20 trees (i.e., a 2:1 mitigation ratio). However, even though the project was
much reduced to preserve the vast majority of the tress on-site, particularly those closest to the Moran Way wind row, the 40 tree

mitigation was not likewise adjusted downward and remains a County requirement though only 5 live trees would be removed.

19 There have been a number of tree removal projects in the recent past within Moran Lake County Park. As detailed by Mr. Dayton in his

reports (see exhibit I), these recent episodes have directly resulted in monarch butterfly habitat degradation. It is within this overall
context that the mitigation has been recommended (i.e., in part to offset the cumulative impact of these past events). Notably, most of
Moran Lake County Park is within the Commission’s retained coastal permitting jurisdiction. Although such previous tree removal
episodes constitute development for which coastal development permits are required, not a single application for tree removal here has
been submitted for permit consideration by the Commission. The Commission’s Statewide Enforcement Unit is investigating these past
episodes as a high priority work item and intends to develop and require appropriate corrective actions for such unpermitted

development at Moran Lake.
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the certified LCP’s ESHA policies cited in this finding.

In making this finding, the Commission notes that the LCP lacks a management plan for Moran Lake.
Review of individual developments in light of habitat issues here would be better accomplished if they
were within the context of a larger management plan; the County’s consulting biologist observed the
same in reviewing the subject application. The idea is that required setbacks, required
enhancement/restoration, and ongoing management of the Moran Lake system would be described in a
plan to be applied when properties develop or, more likely when properties re-develop (since Moran is
already fairly ringed by developed properties). Such planning can also address cumulative issues with

respect to monarch butterflies as their habitats throughout the County are impacted by encroaching

urbanization.2’ The resources like Moran Lake that remain in these urban areas of the County have been
condensed and hemmed in by urban activities over time from what were once much larger and robust
systems. What remains is thus that much more precious, likely interconnecting, and deserving of careful
consideration when projects are proposed that chip away a little bit more each time. While the individual
projects evaluated in a vacuum may seem (in some cases at least) innocuous, the cumulative effect can
be profound; Moran Lake is a classic example.

The same could be said for other Live Oak systems as well (Corcoran Lagoon, Schwann Lagoon, Bonita
Lagoon, etc.). Proper planning for these urban habitat systems cannot be done on a project-by-project
basis. Rather, each habitat system should be considered as a whole ecosystem and appropriate rules for
adjacent development, system enhancement, and management should be established. These rules would
be based upon valid biological criteria which takes into account the entire system and the individual and
cumulative ramifications of development (including new development, expansions, additions, and
complete redevelopment) adjacent to these natural communities as well as in nearby linked natural
communities (e.g., overwintering monarch sites up and down coast). When projects are instead analyzed
one at a time outside of the context of the whole system, such as is the case with the current project and
the unpermitted development within Moran lake to date, their consistency with LCP policies, goals, and
objectives can be more difficult to measure.

Although the County-approved project in this case adequately addresses Moran Lake habitat issues, it is
not clear that future development in this area will do the same. Moreover, the County required this
particular Applicant to preserve the remainder of his site, roughly half of the subject property, in a
conservation easement, to plant habitat-protecting trees off-site at an 8:1 ratio to address (in part at least)
cumulative tree removal impacts over time within Moran Lake County Park, to install an expensive
drainage system, and to dedicate portions of the property frontage; such has not been the norm for
previous approvals in this area and it is not clear that this level of scrutiny and required conditions will
be applied in future cases. The need for an articulation of such appropriate measures through a
management plan (so that all future development is held up against the same filter) is acute here. The
Commission fully supports the development of such a plan, which, Commission staff understands is now

20 For example, current development pressures on monarch habitat at the Noble Gulch and Rispin Mansion sites in downcoast Capitola,
and at the Lighthouse Field site in upcoast City of Santa Cruz; as well as similar habitat erosion at Natural Bridges State Park in Santa
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being discussed.

C. Public Access and Recreation

1. Applicable Policies

Similar to the Coastal Act, the LCP encourages maximum public access and requires the protection of
existing public access and recreation areas. The LCP is filled with policies reflecting these general
Coastal Act-inspired goals including:

LCP Land Use (LUP Chapter 2) policies identifying public recreational use as a higher priority than
private residential use, including.

LUP Policy 2.22.1 Priority of Uses within the Coastal Zone. Maintain a hierarchy of land use
priorities within the Coastal Zone:

First Priority: Agriculture and coastal-dependent industry

Second Priority: Recreation, including public parks; visitor serving commercial uses; and
coastal recreation facilities.

Third Priority: Private residential, general industrial, and general commercial uses.

. LUP Policy 2.22.2 Maintaining Priority Uses. Prohibit the conversion of any existing priority
use to another use, except for another use of equal or higher priority.

LCP Circulation (LUP Chapter 3) policies encouraging a coordinated recreational circulation system for
access to beach recreational areas and giving priority to road improvements that provide access to coastal
recreational resources, including:

LUP Policy 3.8.7 Recreation. Plan bicycle routes to facilitate access to recreational areas such
as regional parks, beach areas, and major tourist commercial/recreational facilities. Promote
recreational bicycle routes to promote “eco tourism”.

LUP Policy 3.14.1 Capacity. Reserve capacity on the existing County road system for
recreational traffic.

LUP Policy 3.14.2 Priority to Recreational Improvements. In the development of transportation
improvement programs, consider giving priority to road improvements which provide access to
recreational resources.

And finally, LCP Parks, Recreation, and Public Facilities (LUP Chapter 7) policies and programs
generally protecting existing public access and encouraging public access and recreational enhancements
such as public parking, trails, and other facilities to increase enjoyment of coastal resources and to
improve access within the Live Oak coastal region, including:

«
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LUP Objective 7.1a Parks and Recreation Opportunities. To provide a full range of public and
private opportunities for the access to, and enjoyment of, park, recreation, and scenic areas,
including the use of active recreation areas and passive natural open spaces by all ages, income
groups and people with disabilities with the primary emphasis on needed recreation facilities
and programs for the citizens of Santa Cruz County.

LUP Objective 7.7a Coastal Recreation. To maximize public use and enjoyment of coastal
recreation resources for all people, including those with disabilities, while protecting those
resources from the adverse impacts of overuse.

LUP Objective 7.7b Shoreline Access. To provide a system of shoreline access to the coast with
adequate improvements to serve the general public and the coastal neighborhoods which is
consistent with the California Coastal Act, meets public safety needs, protects natural resource
areas from overuse, protects public rights and the rights of private property owners, minimizes

conflicts with adjacent land uses, and does not adversely affect agriculture, subject to policy
7.6.2.

LUP Policy 7.7.1 Coastal Vistas. Encourage pedestrian enjoyment of ocean areas and beaches
by the development of vista points and overlooks with benches and railings, and facilities for
pedestrian access to the beaches...

LUP Policy 7.7.11 Vertical Access. Determine whether new development may decrease or
otherwise adversely affect the availability of public access, if any, to beaches and/or increases
the recreational demand. If such impact will occur, the County will obtain as a condition of new
development approval, dedication of vertical access easements adequate to accommodate the
intended use, as well as existing access patterns...

In addition, Coastal Act Section 30604(c) requires that every coastal development permit issued for any
development between the nearest public road and the sea or the shoreline of any body of water “shall
include a specific finding that the development is in conformity with the public access and public
recreation policies of [Coastal Act] Chapter 3.” Because this project is located between East Cliff Drive
(the first through public road) and Moran Lake, for public access and recreation issues the standard of
review is not only the certified LCP but also the access and recreation policies of the Coastal Act.
Coastal Act Sections 30210 through 30214 and 30220 through 30224 specifically protect public access
and recreation. In particular:

Section 30210: In carrying out the requirement of Section 4 of Article X of the California
Constitution, maximum access, which shall be conspicuously posted, and recreational
opportunities shall be provided for all the people consistent with public safety needs and the
need to protect public rights, rights of private property owners, and natural resource areas from
overuse.

Section 30211: Development shall not interfere with the public’s right of access to the sea where
acquired through use or legislative authorization, including, but not limited to, the use of dry
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sand and rocky coastal beaches to the first line of terrestrial vegetation.

Section 30212(a): Public access from the nearest public roadway to the shoreline and along the
coast shall be provided in new development projects...

Section 30213: Lower cost visitor and recreational facilities shall be protected, encouraged,
and, where feasible, provided. Developments providing public recreational opportunities are
preferred.

Section 30214(a): The public access policies of this article shall be implemented in a manner
that takes into account the need to regulate the time, place, and manner of public access
depending on the facts and circumstances in each case...

Section 30221: Oceanfront land suitable for recreational use shall be protected for recreational
use and development unless present and foreseeable future demand for public or commercial
recreational activities that could be accommodated on the property is already adequately
provided for in the area.

Section 30223: Upland areas necessary to support coastal recreational uses shall be reserved
for such uses, where feasible.

The Appellant also contend that offshore recreational resources may be impacted by the proposed
project. Applicable LCP policies addressing this issue were already identified in the previous ESHA
finding. For these particular applicable polices, please see the water quality-related “applicable policies”
section of the ESHA finding above.

2. County-Approved Project

The County-approved project is located between Moran Way and East Cliff Drive. East CIliff Drive is
the primary lateral street moving through the Live Oak beach area and is the first through public road as
one moves inland from the Monterey Bay. The stretch of East Cliff fronting the subject property is very
narrow and barely affords space currently for bike lanes and travel lanes. Moran Way is a narrow paved
road that is used as an alternate public recreational trail for pedestrians and bicyclists travelling upcoast
from Pleasure Point who want to avoid looping around the narrow stretch of East Cliff Drive here.
Moran Way also serves as the driveway to the various residences on either side of the subject parcel
similarly configured between East Cliff and Moran Way. There appear to be 5 dwellings on the
neighboring property northwest of the subject site in a series of structures (one and two-story), and 5
more residences on the neighboring properties southeast of the subject site (see exhibit B for photos of
the immediate vicinity). The County conditioned the project to require the Applicant to dedicate to the
County a ten-foot strip of the Applicant’s property along East Cliff Drive, and a 45 square foot portion
of the Applicant’s property along Moran Way; in addition, a portion of Moran Way is to be re-paved
(see exhibit C).”

21 . O T . .
See also previous “Project Description” section for more detail.
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In terms of marine recreational resources, the County-approved project would increase impervious
surfacing at the subject site. The project has been designed and conditioned to filter and treat runoff prior
to its discharge from the site (i.e., by retaining the existing ruderal understory towards the back of the lot
(for continued filtering), installing pervious pavers for the driveway areas, and directing the remaining
site runoff through silt and grease traps prior to discharge to the storm drain system). Finally, the County
required the Applicant to install a storm drain line and drop inlets from the East Cliff Drive property
frontage to the existing outfall at Moran Lake (see exhibit C). The County conditioned all water quality
control apparatus for ongoing maintenance and required construction BMPs (see pages D-16 through D-
31 of exhibit D for the County conditions).?

See County-approved plans in exhibit C.

3. Consistency with Applicable LCP Policies

Public Trail Access

East Cliff Drive is the main thoroughfare through coastal Live Oak. The stretch of East Cliff Drive
fronting the subject property is extremely narrow (roughly 25 paved feet), within which two travel lanes
and a narrow bike lane are provided. Most pedestrian and bicyclist traffic moving laterally along this
stretch of coast currently uses the Moran Way path extending from the mouth of Moran Lake, behind the
subject parcel, and re-connecting with East Cliff Drive to the east.

The LCP and Coastal Act require public access and recreational uses to be preserved. The Appellant
claims that this is not the case because the proposed project would increase traffic on Moran Way, and
would degrade recreational use of East Cliff Drive due to the drive-way access there.

Moran Way is a very narrow pathway that acts as both a public pedestrian/bicyclist path and a driveway
access for the subject site as well as the ten or so residences on either side of the subject site (see exhibit
B for photos of this area). Since driveway access currently to the existing on-site residence comes both
from East Cliff and Moran Way, and since the proposal would have driveway access for the rear unit
from Moran and for the front unit from East Cliff, a small additional amount of trips can be expected for
each entrance. However, Moran Way is already an area within which residents access their homes using
the same space that the public uses to walk and ride bikes. It is not likely that the incremental addition of
a small amount of similar residential traffic here will appreciably alter public access along Moran Way.
Public access will not be blocked with the proposed project. In fact, the County required an area of
dedication from the Applicant should future Moran Way widening be pursued, and required repaving to
correct a small area of existing uneven pavement.

In terms of East Cliff Drive, again, there would only be a small increment of additional trips onto and off
of East Cliff Drive due to the proposed project since the existing driveway here is currently used in the
same manner. This additional increment would have a negligible impact on the public’s ability to use

2 See also previous “Project Description” section for more detail.
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East Cliff Drive. In any case, most pedestrian and bicycle traffic in this area bypasses this narrow stretch
of East Cliff Drive, using Moran Way instead. In addition, the County required the Applicant to dedicate
a 10-foot strip of East Cliff to the County. Such additional space added to the public right-of-way will
help to ensure that future East Cliff Drive enhancements can provide for a wider area of recreational
access. ~

Marine Recreational Resources

The LCP dictates that impervious surfaces be minimized, potential pollutants in runoff be combated, and
that everything possible is done to protect the water quality of Monterey Bay. The Appellant contends
that offshore marine recreational resources will be adversely impacted by site runoff contrary to the LCP.
There is a small but highly used beach area seaward of Moran Lake across East Cliff Drive. This beach
area extends up and down coast in a narrow strip. Upcoast, the beach area is blocked by the rocky
outcrops of Soquel Point (aka “Pleasure Point”) itself as well as substantial amounts of rip-rap protecting
the ocean fronting residences (i.e., the residences that are located across East Cliff Drive and seaward of
the subject site). The “Little Wind-and-Sea” surf break is found in this area. Downcoast the narrow
beach, again backed and occupied in large measure by massive mounds of rip-rap, extends through to the
Santa Maria Cliffs Beach fronting Corcoran Lagoon. The 26™ Avenue surf break is found in this area.
The beach area involved near Moran lake is commonly referred to as 26™ Avenue Beach.

Although the project would increase on-site impervious surfacing from what exists today, the project has
been sensitively designed to avoid introducing additional sedimentation and/or urban pollutants into
either Moran Lake and or the beach and Monterey Bay offshore. As previously detailed, significant
treatment and filtering controls have been designed and/or conditioned into the County-approved project.
Runoff that does not otherwise permeate on site and that is collected in the drainage system will be
passed through a silt and grease trap prior to discharge from the site. Given that the existing site lacks
drainage controls, and is scarcely vegetated in the front section (nearest East Cliff Drive),” the project
may in fact result in lesser sedimentation and pollutant loading than what currently exists.

The County required the Applicant to install a new storm drain line with two drop inlets along East Cliff
Drive extending from the subject site to the existing storm drain outfall at Moran Lake (i.e., at the box
culvert under East Cliff Drive). As previously described, Moran Lake rarely receives tidal flow as a
result of the East Cliff Drive fill and the configuration of the box culvert. Because of this, drainage from
East Cliff Drive predominantly flows into Moran Lake itself.* Only on those rare occasions of high surf
and tides will the runoff make its way onto the beach and/or into Monterey Bay. Given the extent of
runoff filtering and treating provided in the County-approved project, and given the limited connection
between this runoff and the beach recreational area seaward of East Cliff Drive at Moran Lake, the effect
of the proposed project on the downstream recreational beach and ocean use will be negligible.

23 See exhibit B for photos of the site showing the existing unvegetated, and potentially sediment-inducing, front of the site at East Cliff
Drive.

24 See previous findings on the effect of such runoff on Moran Lake habitat.
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4. Public Access and Recreation Conclusion
The LCP and Coastal Act protect existing public access and offshore marine recreational resources. The
proposed project will not unduly impact the public’s ability to access the coast. The County-required
“areas of dedication and Moran Way repaving will ensure that any negligible increase in trips onto and off
of Moran Way and East Cliff Drive are adequately mitigated. The County-approved project incorporates
runoff filtering and treatment mechanisms and will have an insignificant effect on such resources. The
County-approved project should not adversely impact public access and recreation, and thus the public
access and recreation issues raised by the Appellant do not rise to the level of a substantial issue in terms
of the project’s conformance with the certified LCP policies cited in this finding.

That said, it should be noted that the County inaccurately characterizes the ownership of Moran Way as
private. Unlike other private roadways in the area (such as 22nd Avenue), Moran Way is not shown as a
separate parcel on parcel maps for which there is a fee owner and taxes are paid. Moreover, according to
the original subdivision maps, all the streets here were dedicated to public use. Even were it to be
determined that Moran Way was in some way privately “owned,” the public has historically and heavily
used Moran Way as if it were public for years. In addition, the County required that the Applicant
dedicate a portion of his property for future (presumably) public road widening of Moran Way. Lacking
indisputable evidence to the contrary, the Commission finds that Moran Way should be considered a
public road.

E. Substantial Issue Conclusion

The LCP and Coastal Act protect the community character of coastal Live Oak, including Pleasure Point,
its associated viewshed, the habitat value of Moran Lake and the monarch overwintering site located
there, coastal trail access along Moran Way and East Cliff Drive, and the beach and offshore recreational
areas at 26" Avenue Beach. The County-approved project will have a negligible impact on these public
resources; some aspects of the County-approved project will enhance these resources (e.g., inland tree
planting; drainage system; right-of-way dedications; etc.). Although the Appellant raises a series of valid
coastal issues, the County-approved project has been designed sensitive to its important location and to
the LCP issues engendered here. Accordingly, and as detailed in the above findings, the issues raised by
the Appellant do not rise to the level of a substantial issue in terms of the project’s conformance with the
certified LCP policies cited in this staff report and the Commission declines to take jurisdiction over the
coastal development permit for the project.

That said, the Commission again wants to encourage the County to develop adequate design guidance
for development in the Live Oak beach area. This special coastal area is deserved of standards that will
embody the community’s vision to retain its informal charm at the same time as protecting its declining
urban habitats. Plans and standards for sensitively developing access facilities (such as adequate parking,
trails, vistas, etc.) for this amenity-starved, but heavily used by the public, recreational beach and ocean
access jewel are also needed. If coastal Live Oak’s natural beauty and attraction are to be preserved for
future generations to enjoy and marvel, the ‘tyranny of small decisions’ must be replaced by a grander
vision that guides development, preservation, and enhancement of its built and natural environment.
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Photo 1: View of Moran Lake looking inland

Photo 2: View of 26™ Avenue Beach and Monterey Bay from Moran Way trail
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Photo 4: View of subj&% Ls#a from Moran Way trail looking seaward
RNIA COASTAL COMMISION
EXHIBIT B.2




Photo 5: View of the rear of the existing single family dwelling on the subject
site that is proposed for removal

Photo 6: View of the front of the existing single family dwelling on the subject
site that is proposed for removal, as seen from East Cliff Drive
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Photo 7: View of the neighboring residential development (to the northwest) as
seen from East Cliff Drive

!

Photo 8: View of the neighboring residential development (to the southeast) as
seen from subject site '
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Photo 9: View of the neighboring residential development (to the southeast) as
seen from East Cliff Drive

Photo 10: View of the neighboring residential development (to the southwest
across East Cliff Drive seaward) as seen from subject site
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COUNTY OF SANTA CRUZ
Planning Department

MINOR LAND DIVISION AND RESIDENTIAL
DEVELOPMENT PERMIT

Owner James R. Rogers, Trustee - Permit Number _98-0603 |
Address 327 Hawthorne Parcel Number(s) 028-302-02
Los Altos, CA 94022 ™~

PROJECT DESCRIPTION AND LOCATION

Proposal for a Minor Land Division for two lots with Residential Development Permit for two
homes, with a Coastal Development Permit, Roadway/Roadside Exception, and a Preliminary
Grading Approval.

SUBJECT TO ATTACHED CONDITIONS.

Approval Date: March 14, 2001 Effective Date: March 28, 2001
Exp. Date (if not exercised): March 28, 2003 Coastal Appeal Exp. Date: Call Coastal to Verify
Denied by: Denial Date:

This project requires a coastal zone permit which is not appealable to the California Coastal Commission. It
may be appealed to the Board of Supervisors. The appeal must be filed within 14 calendar days of action by
the decision body.

This project requires a coastal zone permit, the approval of which is appealable to the California Coastal
Commission. (Grounds for appeal are listed in the County Code Section 13.20.110.) The appeal must be filed
with the Coastal Coammission within 10 business days of receipt by the Coastal Commission of notice of local
action. Approval or denial of the coastal zone permit is also appealable with the County. The appeal must be
filed within 14 calendar days of action by the decision body.

This perrhit cannot be exercised untif after the Coastal Commission appeal period. Permittee is to contact Coastal staff at the end
of their appeal period prior to commencing any work.

A Building Permit must be obtained (if required) and construction must be initiated prior to the expiration
date in order to exercise this permit. THIS PERMIT IS NOT A BUILDING PERMIT.

By signing this permit below, the owner agrees to accept the terms and conditions of this permit and to
accept responsibility for payment of the County S costs for inspections and all other actions refated to

noncompliance with the permit conditionsx erl u ,-,, oud in the absence of the
owner’s signature beiow. é é .

APE 02 2001
Signature of Owner/Agent Fipgdl LOCAL
. 3 k A
P olian o Qo 318 SALESENA  m) » AETION NOTICE

-~ Staff Planner ( CENTRACCUAST ARER Date

REFERENCE #_0 20 Ui - (5T
Distribution: Applicant, File, Clerical, Coastal Commission APPEAL PERIOD ‘fL Jecor — 4/ 1/2

ASTAI. COMMISION

[ E————
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COUNTY OF SANTA CRUZ Date: March 14, 2001

PLANNING DEPARTMENT Agenda Item: G-3
Time: After 9:00 a.m.

STAFF REPORT TO THE PLANNING COMMISSION

APPLICATION NO.: 98-0603 APN: 028-302-02
APPLICANT: Peter J. Rogers
OWNERS: James R. Rogers Trustee

PROJECT DESCRIPTION: Proposal to create two, single family residential lots and construct
two single family homes on a parcel where one single-family dwelling is now located. Original
application was to create three, single-family residential lots and construct three single family
homes, however, the applicant modified the proposal after the Planning Commission hearing on
October 25, 2000. Proposal requires a Minor Land Division, a Coastal Development Permit, a
Roadway/Roadside Exception, approval to remove significant trees, a Biotic Review (nearby
Monarch Butterfly habitat), and Preliminary Grading Approval to cut 150 cubic yards.

LOCATION: Property located on the north side of East Cliff Drive between East Cliff Drive and
Moran Way.

PERMITS REQUIRED: Minor Land Division, Coastal Permit, Roadway/Roadside Exception,
and Preliminary Grading Approval.

ENVIRONMENTAL DETERMINATION: Negative Declaration with Mitigations.
COASTAL ZONE: _X yes __ no APPEALABLE: _X vyes __ no

PARCEL INFORMATION

PARCEL SIZE: 0.566 acres

EXISTING LAND USE-

PARCEL: Residential

SURROUNDING: Residential

PROJECT ACCESS: East Cliff Drive and Moran Way

PLANNING AREA: Live Oak

LAND USE DESIGNATION: Urban Medium Density Residential (“R-UM”)

ZONING DISTRICT: “R-1-5" (Single-family Residential; 5,000 square feet min./dwelling)
SUPERVISORIAL DISTRICT: First District

ENVIRONMENTAL INFORMATION

Item Comments

a. Geologic Hazards a. No mapped hazards.

b. Soils b. USDA Soil Type 178, Watsonville loam, Thick Surface, 0 - 2%
slopes.
USDA Soil Type 179, Watsonville loam, Thick Surface, 2 - 15%
slopes.
A soils report was submitted, reviewed and approved.

c. Fire Hazard c. Low

CALIFORNIA COASTAL COMMISION
EXHBIT p.2




Applicant: Peter Rogers for James Rogers Trustee Page -2-
‘Application No. 98-0603
APN: 028-302-02

d. Slopes d. No slopes > 30%.

e. Env. Sen. Habitat e. Moran Lake and nearby Monarch Butterfly habitat.

f. Grading f. 150 cubic yards of cut.

g. Tree Removal g. Five trees over 6" d.b.h. are proposed to be removed to
construct the residences on Lots 1 and 2.

h. Scenic h. Not mapped.

i. Drainage i. Within Zone 5 Drainage District.

j. Traffic j.  Traffic on East Cliff Drive and Moran Way operates at an
acceptable level of service; any increase from the proposed
project will not result in a reduction of the level of service.

k. Roads k. Minor widening of Moran Way at driveway to Lot 2.

. Parks 1. Park fees are required.

m. Sewer Availability m. Sewer service is available for the proposed development.
Sewer will be extended to serve both lots.

n. Water Availability n. Municipal water is available from City of Santa Cruz Water
district, for both domestic use and fire protection. Water will
be extended to serve both lots.

0. Archeology 0. None mapped.

SERVICES INFORMATION

W/in Urban Services Line: _X yes___no

Water Supply: City of Santa Cruz Water District
Sewage Disposal: Santa Cruz County Sanitation District
Fire District: Central Fire Protection District
Drainage District: Zone 5 Drainage District

ANALYSIS & DISCUSSION

Background

On September 1, 1998, the County Planning Department accepted this application for a Minor Land
Division, Coastal Permit, and Preliminary Grading Approval. In accordance with the California
Environmental Quality Act (CEQA) and the County Environmental Review Guidelines, the project
was considered by the County Environmental Coordinator on December 6, 1999 and April 3, 2000.
One comment letter was received on the initial study during the comment period (Exhibit “F”). A
Negative Declaration with Mitigations was issued on May 24, 2000 (Exhibit “D”).

The applicant requests approval to create two new single-family lots and construct two homes on the
new parcels created.

CALIFORNIA COASTAL COMMISION
EXHIBIT © .3




Applicant: Peter Rogers for James Rogers Trustee Page -3-
Application No. 98-0603
APN: 028-302-02

Project Setting & Surroundings

The parcel is approximately 0.566 acres in area and is in the Live Oak Planning area. The property
fronts on both East Cliff Drive, a publicly maintained street; and Moran Way, a private road. The
parcel is relatively flat, and is vegetated with eucalyptus trees. The current use of the subject parcel
is residential. The property is bordered by residential developments to the east, west, and south; and
by Moran Lake to the north. The eucalyptus trees on site provide a wind break for a Monarch
Butterfly overwintering site at Moran Lake.

Project Description

The applicant proposes to create two single-family residential parcels: Lot 1 (7,338 square feet, net
developable) and Lot 2 (16,378 square feet, net developable). The existing dwelling would be
demolished. The applicant is also proposing to build two new single-family homes.

As part of the proposed land division, the applicant proposes to perform minor widening of Moran
Way via a 45 square foot dedication of the subject parcel near the driveway to serve Lot 2, and to
dedicate a ten foot strip along the East Cliff Drive frontage serving Lot 1 for future street widening.

General Plan & Zoning Consistency

The project site has a General Plan land use designation of “R-UM” (Urban Medium Density
Residential). A map of General Plan designations is included in Attachment 2 to Exhibit “D”. The
“R-UM”designation allows a density range of 7.3 to 10.8 units per net developable acre, which
corresponds to lot size requirements of 4,000 square feet to 6,000 square feet of net developable
parcel area. The objective of this land use designation is to provide for medium density residential
development in areas within the Urban Services Line that have a full range of urban services.

The project is in the R-1-5 Zone District (Single Family residential; 5,000 square feet of net
developable land area per dwelling unit). A map of Zoning Designations is included as Attachment
3 to Exhibit “D.” The proposed division of land complies with the zoning ordinance as the property
is intended for residential use, the lot sizes meet the minimum dimensional standard for the R-1-5
Zone District, and the setbacks on the new lots created will be consistent with the minimum zoning
ordinance requirements.

Both of the proposed new dwellings meet development standards for the R-1-5 zone district. Each
home meets the required setbacks of twenty feet from the front parcel boundary, 15 feet from the rear
parcel boundary, and five and eight feet from the side parcel boundaries. A portion of the home on
lot two is proposed to be located 5 feet off the eastern property boundary with eaves encroaching 3
feet into the setback. This condition is permitted within the R-1-5 zone. Each proposed dwelling
covers less than 30% of the total lot area, and the proposed floor area ratio is less than 50%. The
proposed architectural plans are included in Exhibit “A”. A landscape plan for Lot 1 (East Cliff Drive
frontage) is also included in Exhibit “A”.

CALIFORNIA COASTAL COMMISION
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Applicant; Peter Rogers for James Rogers Trustee Page -4-
Application No. 98-0603
APN: 028-302-02

Biotic Issues

A fragile biotic community, a Monarch Butterfly Overwintering site, is located to the north of the
project site at Moran Lake (See map in Exhibit “D”, Attachment 14, Figure 1). A Biotic Report and
addenda were submitted for the project to address the impact of the proposed removal of eucalyptus
trees on site to the nearby Monarch habitat (see Exhibit “D”, Attachment 14). The County’s
consulting biologist has reviewed these reports (see Exhibit “D”, Attachment 13).

Biotic studies were prepared to evaluate whether trees on this parcel provide, or could negatively
impact, Monarch overwintering habitat, roosting sites, or temporary rest sites, also called bivouac
areas. Bivouac areas are used when the main roost site is temporarily unsuitable due to weather or
other conditions. Potential impacts that were evaluated included possible loss of wind protection to
the overwintering/roost sites, either directly by the removal of trees that provide wind protection, or
indirectly, by the increase in the possibility that other trees that provide wind protection might be
more vulnerable to falling in heavy winds when these subject trees are removed.

The conclusion was that there is no overwintering habitat on the parcel. The trees provide some
bivouac function, the loss of which is small enough to not be significant. The trees on the subject
parcel do not directly provide wind or other protection to the overwintering/roost area. However,
a row of Eucalyptus along Moran Way off the property was identified as providing critical wind
protection to overwintering/roost sites to the north. This grove, referred to as the Moran Way
windrow, may itself derive some protection from wind from some of the trees on the subject parcel.
However, the conclusion, which was reviewed by the County consulting biologist, is that the seven
trees originally proposed to be removed with the three-lot land division (Tree No.’s 2, 3,10,11, and
14-16, with reference to the map in the arborist report, Barrie D. Coate and Associates, Exhibit “D”,
Attachment 12) will not significantly affect this protection. (Tree # 4, which was previously proposed
to remain is now proposed for removal with the two lot configuration and trees 14, 15, and 16 are
proposed to remain). Further, even if additional trees are lost in the future (trees that are designated
as remaining on the project plan), to disease or development related stresses, including direct conflicts
with the development, there would be no significant impact on the overwintering habitat.

However, because the function of wind protection is complex and has not been quantified, mitigation
will be required to address the possibility that the loss of the subject trees increases the vulnerability
of the off site windrow. This mitigation will include plantings in the immediate vicinity of the main
overwintering/roost sites to the north. These trees will serve as back-up protection as they mature,
and as the Moran Way windrow trees age. In addition, certain important trees on the subject parcel
will not be approved for removal and will be protected by a permanent preservation easement (Tree
No.’s 20-27). The other trees to remain onsite outside of the proposed building envelopes (Tree
No.’s 1, 5-8, 12-16, and 18 and 19) will be protected by a declaration of restriction recorded on the
lots. The project arborist has made specific recommendations to protect the health of the trees shown
as being retained. This pattern of removal/retention was presented as “Option C” in the biotic report.

The revised two-lot land division proposal results in a preferable condition in that only five trees
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(Tree No.’s 2, 3, 4, 10, and 11) are proposed to be removed at this time for site improvements and
home construction. A difference in this proposal is that Tree 4 on Lot 1 is now proposed to be
removed and Trees 14, 15, and 16 on Lot 2 will remain. Other beneficial changes to the proposal
include modifications to the building footprints to pull out of tree drip lines, the re-routing of the
drain line on Lot 1 to avoid tree #6 (see Exhibit “A”, Preliminary Improvement Plan), the shifting of
the driveway alignment on Lot 2 to provide more distance from tree #’s 23 and 24, and revisions to
the landscape plan to remove irrigation from under the Eucalyptus tree drip lines (see Exhibit “A”,
Irrigation Concept and Planting Plan). John Dayton confirmed by phone call to Paia Levine,
Environmental Planner, on January 12, 2001, that the proposed changes in tree removal would not
result in any significant environmental impacts to the nearby Monarch habitat.

The mitigation trees will be planted on County Parks property (see Exhibit “D”, Attachment 14,
Dayton, May 5, 1999, Replanting Plan). The proposed mitigation includes a planting plan and a
monitoring and maintenance plan which has been reviewed by County Environmental Planning and
County Parks. County Environmental Planning has determined that the plan would be adequate for
mitigation and the Parks Department has agreed to placement and maintenance. No tree removal or
disturbance (other than tree replanting) is proposed within the riparian corridor of Moran Lake.

The arborists recommendations, as well as the completion of the mitigation tree planting, will be
required as conditions of the permit. The arborists’ recommendations include: the use of pier and
grade beam foundation (see Exhibit “D”, Attachment 5); driveway construction to serve Lot 2 to
meet the specifications of Barry Coate, project arborist (see Exhibit “D”, Attachment 12, and Exhibit
“A” Preliminary Improvement Plan, Ifland); and the positioning of drainage swales and
undergrounded infrastructure which minimizes the impact to tree roots. Additional recommendations
and detail are provided by the consulting arborist in the Updated Analysis of the Predicted Effects on
Construction on Trees, dated January 15, 2001 (see Exhibit “I”").

Finally, construction activities have the potential to increase siltation and erosion, and thereby degrade
the water quality at Moran Lake. The final grading plan must provide specifications for erosion
control measures to be in place prior to any site disturbance. A temporary fence, of welded wire,
must be installed along the northern edge of the proposed road widening on Moran Way to prevent
construction activities from inadvertently entering the riparian area. :

Design Review Issues

Because the project is a land division located inside the Urban Services Line, it is subject to the
provisions of County Code Chapter 13.11; Site, Architectural and Landscape Design Review. A
primary purpose of the Design Review ordinance, as defined by General Plan Objective 8.1, is to
achieve functional high quality development through design review policies that recognize the diverse
characteristics of the area, maintain design creativity, and preserve and enhance the visual fabric of
the community. Because the proposed project is an urban infill development, the applicant has
submitted perspective drawings with architectural floor plans and elevations.

The applicant proposes to construct homes on both of the new lots created. Perspective drawings
with architectural floor plans and elevations for the proposed homes are included in Exhibit “A.” The
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site and landscape plans are also included in Exhibit “A.” Homes are proposed to be two story with
stucco siding. Roofing materials are proposed to be composition shingle of a neutral color. The size
of the proposed homes, exclusive of attached garages, first story covered porches, and second story
decks, are: 2,850 square feet (Lot 1) and 3,180 square feet (Lot 2). Both plans include design
features such as varied roof lines and window shapes for additional visual interest.

To assure that the final construction is in conformance with the information submitted, a condition
of approval has been included that requires all construction to be as presented in Exhibit “A.” An
additional condition of approval has been incorporated that prohibits changes in the placement of
windows that face directly towards existing residential development without review and approval by
the Planning Commission. Conditions of approval have also been included to require the use of siding
materials as presented, and to require that color combinations be varied in the development.

The proposed project has been designed to complement and harmonize with the existing and
proposed land uses in the vicinity. It will be compatible with the physical design aspects, land use
intensities, and dwelling unit densities of the neighborhood. Home designs are consistent with
existing, surrounding development.

A street tree is required on Lot 1 (East Cliff Drive frontage). The applicant proposes to retain the
existing eucalyptus tree (Tree #1) within the front yard for this purpose. Additional proposed
plantings include a variety of shrubs and ground covers. Further, Lots 1 and 2 would retain 20 of 25
existing mature trees. Finally, the biotic mitigations, as discussed above, call for off-site plantings to
augment the wind break for the monarch butterfly overwintering site along Moran Lake.

Roadway and Roadside Improvement Issues

Only minor widening along the Moran Way frontage via a 45 square foot triangular area at the east
comer of the subject parcel is proposed as a part of this project. Dedication of a 10 foot strip along
the East Chff Drive frontage is also included for future street widening. No trees exist within either
area to be dedicated.

Deletion of the requirement to improve the frontages to full street standard (e.g. constructing a full
local street with curb, gutter and separated sidewalk) requires a Roadway/Roadside Exception.

Minor widening only of Moran Way would reduce the impact on the adjacent Monarch Overwintering
site by reducing the amount of tree removal required, and would allow the east-west trending section
of Moran Way to retain its natural ambiance and wooded bike path. Furthermore, no portion of East
Cliff Drive or Moran Way is currently improved with curb, gutter and separated sidewalk.
Installation of full design standard roadway and roadside improvements would require the adoption
of a plan line and the acquisition of additional off-site property.

Given that County Code Section 15.10.050(e) allows for exceptions to roadway/roadside
improvements when those improvements would not be appropriate due to the character of
development in the area and the lack of improvements on surrounding developed property, and when
the improvements would be located in an environmentally sensitive area (such as the Moran Way
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- frontage), the exception request would be in conformance with County policies.
Environmental Review Issues

The project was considered by the County Environmental Coordinator on December 6, 1999 and
April 3, 2000. A Negative Declaration with Mitigations was issued on May 24, 2000 (see Exhibit
“D”). One comment letter was received during the comment period for the preliminary determination
(see Exhibit “F”).

The proposed project changed after the Negative Declaration was issued, however, the changes result
in a project reduction to a two-lot land division with associated houses and a reduction in trees to be
removed and potential impacts to trees. This is a reduction in impacts from the prior three lot
proposal so additional environmental analysis is not required. The mitigations previously required
with the Negative Declaration will still apply to the modified project, though they have been modified
to directly apply to the two lot subdivision currently proposed (see attachment “I”).

Conclusion

All required findings can be made to approve this application. The project is consistent with the
General Plan in that the project constitutes a residential use. The proposed density is compatible with
the existing density and intensity of land use in the surrounding area, and is consistent with the zoning
designation of the subject parcel. The project, as conditioned, will not have a significant effect on
the environment.

Please see Exhibit “B” (Findings) for a complete listing of findings and evidence related to the above
discussion.

RECOMMENDATION
Staff recommends that the Commission take the following actions:

1. Certify the Mitigated Negative Declaration as complying with the requirements of the
California Environmental Quality Act (Exhibit “D” with modified mitigations Exhibit “I”’); and

2. Approve Application No. 98-0603, based on the findings, (Exhibit “B”) and subject to the
attached conditions (Exhibit “C”).

EXHIBITS

A. Tentative Map and Preliminary Improvement plans with revisions dated 2-07-01, prepared by
[fland Engineers.
Architectural Plans w/Axonometric Plan, prepared by Leif Rideout, Architect, dated 11-8-00.
Landscape Plan, prepared by Gregory Lewis, dated 1-15-01.
Color Board.
(Originals on file with the Planning Department)

B. Findings

C. Conditions.of Approval
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D.
E

SRORE

Mitigated Negative Declaration and Environmental Review Initial Study
Memorandums from Rachel Fatoohi, Department of Public Works/Drainage, dated 4-7-00 and .
6-15-00.

Letter from John Pancallo dated 5-10-00.

Letter from Peter Rodgers dated 7-18-00.

Cover letter staff report for 10-25-00 Planning Commission hearing with Mike Guth letters dated

9-10-00 and 9-12-00 with opposition signature sheets.

Revised Negative Declaration mitigation measures with Updated Analysis of the Predicted Effects

of Construction on Trees dated 1-15-01 by Barrrie D. Coate.

SUPPLEMENTARY REPORTS AND INFORMATION REFERRED TO IN THIS REPORT ARE
ON FILE AND AVAILABLE FOR VIEWING AT THE SANTA CRUZ COUNTY PLANNING
DEPARTMENT, AND ARE HEREBY MADE A PART OF THE ADMINISTRATIVE RECORD

FOR THE PROPOSED PROJECT.

Report Prepared By: Melissa Allen, Associate Planner

Report reviewed by:

Santa Cruz County Planning Department
701 Ocean Street, 4th Floor

Santa Cruz, CA 95060

Phone Number: (831) 454-3181

Cathy Graves
Principal Planner
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SUBDIVISION FINDINGS

1. THAT THE PROPOSED SUBDIVISION MEETS ALL REQUIREMENTS OR
CONDITIONS OF THE SUBDIVISION ORDINANCE AND THE STATE SUBDIVISION
MAP ACT.

The proposed division of land meets all requirements and conditions of the County Subdivision
Ordinance and the State Map Act in that the project meets all of the technical requirements of the
Subdivision Ordinance and is consistent with the County General Plan and the Zoning Ordinance as
set forth in the findings below.

2. THAT THE PROPOSED SUBDIVISION, ITS DESIGN, AND ITS IMPROVEMENTS,
ARE CONSISTENT WITH THE GENERAL PLAN, AND THE AREA GENERAL PLAN
OR SPECIFIC PLAN, IF ANY.

The proposed division of land, its design, and its improvements, are consistent with the General Plan.
The project creates two single family lots and is located in the Residential, Urban Medium Density
General Plan designation which allows a density of one dwelling for each 4,000 to 6,000 square feet
of net developable parcel area.

The project is consistent with the General Plan in that the full range of urban services is available and
will be extended to the new parcels created, including municipal water and sewer service. The land
division is on an existing street, which provides satisfactory access to the project. The proposed land
division is similar to the pattern and density of surrounding development, is near commercial shopping
facilities and recreational opportunities, and, with proposed minor road improvements, will have
adequate and safe vehicular access.

The land division, as conditioned, will be consistent with the General Plan regarding infill
development in that the proposed single family development will be consistent with the pattern of the
surrounding development, and the design of the proposed homes is consistent with the character of
the surrounding neighborhood. The subdivision is not in a hazardous or environmentally sensitive
area and protects natural resources by providing residential development in an area designated for this
type and density of development.

3. THAT THE PROPOSED SUBDIVISION COMPLIES WITH ZONING ORDINANCE
PROVISIONS AS TO USES OF LAND, LOT SIZES AND DIMENSIONS AND ANY
OTHER APPLICABLE REGULATIONS.

The proposed division of land complies with the zoning ordinance provisions as to uses of land, lot
sizes and dimensions and other applicable regulations in that the use of the property will be residential
in nature, lot sizes meet the minimum dimensional standards for the R-1-5 Zone District where the
project is located, and all setbacks will be consistent with the zoning standards. The proposed new
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dwellings will comply with the development standards in the zoning ordinance as they relate to
setbacks, maximum parcel coverage, minimum site width and minimum site frontage.

4. THAT THE SITE OF THE PROPOSED SUBDIVISION IS PHYSICALLY SUITABLE
FOR THE TYPE AND DENSITY OF DEVELOPMENT.

The site of the proposed subdivision is physically suitable for the type and density of development in
that no challenging topography affects the site, the existing property is commonly shaped to ensure
efficiency in further development of the property, and the proposed parcels offer a traditional
arrangement and shape to insure development without the need for variances or site standard
exceptions. No unmitigatible environmental constraints exist which would necessitate the area remain
undeveloped.

5. THAT THE DESIGN OF THE PROPOSED SUBDIVISION OR TYPE OF
IMPROVEMENTS WILL NOT CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE
NOR SUBSTANTIALLY AND AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR
HABITAT.

The design of the proposed division of land and its improvements will not cause unmitigatible
environmental damage nor substantially and avoidably injure fish or wildlife or their habitat in that
the project building envelopes and driveway have been placed to minimize tree removal. Additionally,
off-site trees will be planted which will augment the nearby Monarch Butterfly overwintering site.

The project received a mitigated Negative Declaration on May 24, 2000, pursuant to the California
Environmental Quality Act and the County Environmental Review Guidelines (Exhibit “D”), and is
conditioned to comply with all mitigation measures. The project was reduced in scale from three lots
to two lots after the Negative Declaration was issued. No greater impacts are anticipated. The
mitigations were modified accordingly to accommodate the changes in tree removals proposed.

6. THAT THE PROPOSED SUBDIVISION OR TYPE OF IMPROVEMENTS WILL NOT
CAUSE SERIOUS PUBLIC HEALTH PROBLEMS.

The proposed division of land or its improvements will not cause serious public health problems in
that municipal water and sewer are available to serve all proposed parcels, and these services will be
extended as part of the improvement plan for the subdivision.

7. THAT THE DESIGN OF THE PROPOSED SUBDIVISION OR TYPE OF
IMPROVEMENTS WILL NOT CONFLICT WITH EASEMENTS, ACQUIRED BY THE

PUBLIC AT LARGE, FOR ACCESS THROUGH, OR USE OF PROPERTY WITHIN THE
PROPOSED SUBDIVISION.

The design of the proposed division of land and its improvements will not conflict with public
easements for access in that no easements are known to encumber the property. Access to Lot 1 will
EXHIBIT B
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be from an existing public road (East Cliff Drive). Access to Lot 2 will be from an existing
private road (Moran Way) where access is currently enjoyed.

8. THE DESIGN OF THE PROPOSED SUBDIVISION PROVIDES, TO THE EXTENT
FEASIBLE, FOR FUTURE PASSIVE OR NATURAL HEATING OR COOLING
OPPORTUNITIES.

The design of the proposed division of land provides to the fullest extent possible, the ability to use
passive and natural heating and cooling in that the resulting parcels are oriented in a manner to take
advantage of solar opportunities. All proposed parcels are conventionally configured and all
proposed building envelopes meet the minimum setbacks as required by the zone district for the
property and County code.

9. THE PROPOSED DEVELOPMENT PROJECT IS CONSISTENT WITH THE DESIGN
STANDARDS AND GUIDELINES (SECTIONS 13.11.070 THROUGH 13.11.076) AND
ANY OTHER APPLICABLE REQUIREMENTS OF THIS CHAPTER.

The proposed development is consistent with the Design Standards and Guidelines of the County
Code in that the proposed lot sizes meet the minimum dimensional standards for the R-1-5 zone
district, and all development standards for the zone district will be met. Homes are proposed to be
two story with stucco siding. Roofing materials are proposed to be composition shingle and shall be
a neutral color. The proposed paint pallette shall include earthtones for the wall colors and shall
allow more intense trim and accent colors. The sizes of the proposed homes are 2,850 square feet
and 3,180 square feet (exclusive of attached garages, first story covered porches, and second story
decks). All plans include design features such as varied roof lines and window shapes for additional
visual interest.

The proposed project has been designed to complement and harmonize with the existing and
proposed land uses in the vicinity. It will be compatible with the physical design aspects, land use
intensities, and dwelling unit densities of the neighborhood. Home designs are consistent with
existing, surrounding development.

The proposed project restricts tree removal to those trees which obstruct the prime building sites,
maximizes tree preservation, and includes off-site tree planting which will augment the nearby
Monarch Butterfly Overwintering site. The alignment of the access driveway to Serve Lot 2 also
preserves existing trees.
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ROADWAY/ROADSIDE EXCEPTION FINDINGS

L. THE IMPROVEMENTS ARE NOT APPROPRIATE DUE TO THE CHARACTER OF
DEVELOPMENT IN THE AREA AND THE LACK OF SUCH IMPROVEMENTS ON
SURROUNDING DEVELOPED PROPERTY (COUNTY CODE SECTION 15.10.050.£.1).

The applicant has requested the elimination of any new roadside and roadway improvements along
the East Cliff Drive frontage and only minor street widening via a 45 square foot dedication at the
east corner of the subject parcel along the Moran Way frontage. Dedication of a 10 foot strip along
the East CLiff Drive frontage is also included for future street widening.

Deletion of the requirement to improve the frontages to full street standard (e.g. constructing a full
local street with curb, gutter and separated sidewalk) requires a Roadway/Roadside Exception. No
portion of East Cliff Drive or Moran Way is currently improved with curb, gutter and separated
sidewalk. Installation of full design standard roadway and roadside improvements would require the
adoption of a plan line and the acquisition of additional off-site property.

2. THE IMPROVEMENTS WOULD BE LOCATED IN AN ENVIRONMENTALLY
SENSITIVE AREA AS SHOWN ON FILE IN THE PLANNING DEPARTMENT; AND
THE IMPACTS CANNOT BE SATISFACTORILY MITIGATED.

The applicant has requested the elimination of any new roadside and roadway improvements along
the East Cliff Drive frontage and only minor street widening via a 45 square foot dedication at the
east corner of the subject parcel along the Moran Way frontage. No trees exist within either area to
be dedicated.

Deletion of the requirement to improve the frontages to full street standard (e.g. constructing a full
local street with curb, gutter and separated sidewalk) requires a Roadway/Roadside Exception.
Minor widening only of Moran Way would reduce the impact on the adjacent Monarch Overwintering
site by reducing the amount of tree removal required, and would allow the east-west trending section
of Moran Way to retain its natural ambiance and wooded bike path.

EXHIBIT B

CALIFORNIA COASTAL COMMISION
EXHBIT ©-v3




Applicant: Peter Rogers for James Rogers Trustee Findings
Application No. 98-0603
APN: 028-302-02

COASTAL FINDINGS

1. THAT THE PROJECT IS A USE ALLOWED IN ONE OF THE BASIC ZONE
DISTRICTS, OTHER THAN THE SPECIAL USE (SU) DISTRICT, LISTED IN
SECTION 13.10.170(d) AS CONSISTENT WITH THE GENERAL PLAN AND LOCAL
COASTAL PROGRAM LUP DESIGNATION.

The proposed residential use is intrinsic to the “R-1-5" zone district (Single-Family Residential; 5,000
sq. ft. min./dwelling unit) and is consistent with the “R-UM” (Medium Density Urban Residential)
Land Use designation assigned by the General Plan.

2. THAT THE PROJECT DOES NOT CONFLICT WITH ANY EXISTING EASEMENT OR
DEVELOPMENT RESTRICTIONS SUCH AS PUBLIC ACCESS, UTILITY, OR OPEN
SPACE EASEMENTS.

The proposed project does not conflict with any existing easement or development restriction such
as public access, utility, or open space easements in that no such matters are known to encumber the
project areas.

3. THAT THE PROJECT IS CONSISTENT WITH THE DESIGN CRITERIA AND
SPECIAL USE STANDARDS AND CONDITIONS OF CHAPTER PURSUANT TO
SECTION 13.10.130 et. seq.

The proposed project is consistent with the design criteria and special use standards and conditions
of this chapter pursuant to Section 13.20.130 et seq., in that the project does not involve excessive
grading, is not located on a prominent ridge, and is visually compatible with the character of the
surrounding neighborhood.

4. THAT THE PROJECT CONFORMS WITH THE PUBLIC ACCESS, RECREATION,
AND VISITOR-SERVING POLICIES, STANDARDS AND MAPS OF THE GENERAL
PLAN AND LOCAL COASTAL PROGRAM LAND USE PLAN, SPECIFICALLY
CHAPTER 2: FIGURE 2.5 AND CHAPTER 7, AND, AS TO ANY DEVELOPMENT
BETWEEN THE NEAREST PUBLIC ROAD AND THE SEA OR THE SHORELINE OF
ANY BODY OF WATER LOCATED WITHIN THE COASTAL ZONE, SUCH
DEVELOPMENT IS IN CONFORMITY WITH THE PUBLIC ACCESS AND PUBLIC
RECREATION POLICIES IF CHAPTER 3 OF THE COASTAL ACT COMMENCING
WITH SECTION 30200.

The project site is not located between the shoreline and the first public road. The proposed
improvements will therefore not interfere with public access to the beach, ocean, or any nearby body

of water. Further, the project site is not identified as a priority acquisition site in the County Local
Coastal Program.
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5. THAT THE PROPOSED DEVELOPMENT IS IN CONFORMITY WITH THE
CERTIFIED LOCAL COASTAL PROGRAM.

The proposed project is in conformity with the County’s certified Local Coastal Program (as
incorporated into the 1994 County of Santa Cruz General Plan) in that the proposed residence
conforms with the “R-UM” (Medium Density Urban Residential) land use designation of the General
Plan and is consistent with the applicable development standards set forth in Section 13.20.130.
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CONDITIONS OF APPROVAL

Minor Land Division, Coastal Permit & Preliminary Grading Approval No.: 98-0603

Applicant: Peter Rogers
Property Owner: James Rogers Trustee

Assessor's Parcel No.: 028-302-02

Property Location: On the north side of East Cliff Drive between East Cliff Drive and Moran Way

Planning Area: Live Oak

All correspondence and maps relating to this land division shall carry the land division number noted

above.

L Prior to exercising any rights granted by this Approval, the owner shall sign, date and return
one copy of the Approval to indicate acceptance and agreement with the conditions thereof.

1L A Parcel Map for this land division must be recorded prior to the expiration date of the
tentative map and prior to sale, lease or financing of any new lots. The Parcel Map shall be
submitted to the County Surveyor (Department of Public Works) for review and approval
prior to recordation. No improvements, including, without limitation, grading and vegetation
removal, shall be done prior to recording the Parcel Map unless such improvements are
allowable on the parcel as a whole (prior to approval of the land division). The Parcel Map
shall meet the following requirements:

A

The Parcel Map shall be in general conformance with the approved tentative map and
shall conform with the conditions contained herein. All other State and County laws
relating to improvement of the property, or affecting public health and safety shall
remain fully applicable.

This land division shall result in no more than two (2) total lots.
The minimum lot size shall be 5,000 square feet, net developable land.
The following items shall be shown on the Parcel Map:

1. Building envelopes and/or building setback lines located according to the
approved Tentative Map.
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2. The net area of each lot to nearest square foot.
3. The owner’s certificate shall include:
a. An irrevocable offer of dedication to the County of Santa Cruz for the

right-of-way and improvements shown on the tentative map:

1. A 10 foot strip dedication along East Cliff Drive for future
street widening.

ii. A 45 square feet dedication at the east corner of the subject
parcel at Moran Way and street widening over this area.

E. The following requirements shall be noted on the Parcel Map as items to be
completed prior to obtaining a building permit on lots created by this land division:

1. Lots shall be connected for water service to City of Santa Cruz Water
District.

S

Lots shall be connected for sewer service to Santa Cruz County Sanitation
District.

3. All future construction of the lots shall conform to the Architectural Floor
Plans and Elevations, as stated or depicted in Exhibit “A” and shall also meet
the following additional conditions:

a. No changes in the placement of windows that face directly towards
existing residential development as shown on the architectural plans,
shall be permitted without review and approval by the Planning
Commission.

b. Exterior finishes shall be stucco. T-1-11 type siding is not allowed.
Exterior color combinations shall be varied in the development.

C. Notwithstanding the approved preliminary architectural plans, all
future development shall comply with the development standards for
the R-1-5 zone district. No residence shall exceed a 30% lot
coverage, or a 50% floor area ratio, or other standard as may be
established for the zone district.
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Wood-burning fireplaces shall be prohibited as smoke may be
detrimental to the nearby Monarch Butterfly overwintering site, and
sparks create fire hazard to nearby eucalyptus groves. The use of gas
or mechanical fireplaces and gas-fired furnaces is permitted.

A final Landscape Plan for Lot 1 specifying the species, their size, and
irrigation plans and meeting the following criteria:

a.

Turf Limitation. Turf area shall not exceed 25 percent of the total
landscaped area. Turf area shall be of low to moderate water-using
varieties, such as tall or dwarf fescue.

Plant Selection. At least 80 percent of the plant materials in non-turf
areas (equivalent to 60 percent of the total landscaped area including
the Eucalyptus areas to remain) shall be well-suited to the climate of
the region and require minimal water once established (drought
tolerant). Native plants are encouraged. Up to 20 percent of the
plant materials in non-turf areas (equivalent to 15 percent of the total
landscaped area), need not be drought tolerant, provided they are
grouped together and can be irrigated separately.

Soil Conditioning. In new planting areas, soil shall be tilled to a depth
of 6 inches and amended with six cubic yards of organic material per
1,000 square feet to promote infiltration and water retention. After
planting, a minimum of 2 inches of mulch shall be applied to all non-
turf areas to retain moisture, reduce evaporation and inhibit weed
growth.

Irrigation Management. All required landscaping shall be provided
with an adequate, permanent and nearby source of water which shall
be applied by an installed irrigation, or where feasible, a drip irrigation
system. Irrigation systems shall be designed to avoid runoff,
overspray, low head drainage, or other similar conditions where water
flows onto adjacent property, non-irrigated areas, walks, roadways o

structures. ‘

The irrigation plan and an irrigation schedule for the established
landscape shall be submitted with the building permit applications.
The irrigation plan shall show the location, size and type of
components of the irrigation system, the point of connection to the
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public water supply and designation of hydrozones. The irrigation
schedule shall designate the timing and frequency of irrigation for each
station and list the amount of water, in gallons or hundred cubic feet,
recommended on a monthly and annual basis.

Appropriate irrigation equipment, including the use of pressure
regulators, automated controllers, low volume sprinkler heads, drip or
bubbler irrigation systems, rain shutoff devices, and other equipment -
shall be used to maximize the efficiency of water applied to the
landscape.

Plants having similar water requirements shall be grouped together in
distinct hydrozones and shall be irrigated separately.

Landscape irrigation should be scheduled between 6:00 p.m. and
11:00 a.m. to reduce evaporative water loss.

e. All planting shall conform to the landscape plan shown as part of
Exhibit “A”. The following specific landscape requirements apply:

i Retain the existing 24" eucalyptus tree in the front yard of Lot
1 as the street tree.

. Reference Condition IV, etal for all other tree preservation
and off-site planting requirements.

5. All future development on the lots shall comply with the requirements of the
project geotechnical report prepared by Reynolds & Associates, dated August
31, 1998, with letter addendums dated November 17, 1998 and February 11,
1999.

6. All future development on the lots shall comply with the requirements of the
project biotic report prepared by John Dayton, dated August 31, 1998, with
letter addendums dated May 5, 1999 and February 8, 2000.

7. All future development on the lots shall comply with the requirements of the

project arborist report prepared by Barrie Coate, dated February 1, 1999 and
with the updated letter report dated January 13, 2001.
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8. Submit a written statement signed by an authorized representative of the
school district in which the project is located confirming payment in full of all
applicable developer fees and other requirements lawfully imposed by the
school district in which the project is located.

9. Any changes between the approved Tentative Map, including but not limited
to the attached exhibits for preliminary grading, drainage, erosion control,
preliminary improvement plans, architectural and landscaping plans, must be
submitted for review and approval by the decision-making body. Such
proposed changes will be included in a report to the decision making body to
consider if they are sufficiently material to warrant consideration at a public
hearing noticed in accordance with Section 18.10.223 of the County Code.
Any changes that are on the final plans that in any way do not conform to the
project conditions of approval shall be specifically illustrated on a separate
sheet and highlighted in yellow on any set of plans submitted to the County
for review.

Prior to recordation of the Parcel Map, the following requirements shall be met:

A

Pay a Negative Declaration filing fee of $1,250.00 to the Clerk of the Board of the
County of Santa Cruz as required by the California Department of Fish and Game
mitigation fees program.

Submit a letter of certification from the Tax Collector's Office that there are no
outstanding tax liabilities affecting the subject parcels.

Meet all requirements of the Santa Cruz County Sanitation District as stated in the
District's letter dated September 15, 1998, including, without limitation, the following
standard conditions:

1. Submit and secure approval of an engineered sewer improvement plan
providing sanitary sewer service to each parcel.

2. Pay all necessary bonding, deposits, and connection fees.

Submit and secure approval of engineered improvement plans from the Department
of Public Works for all driveways, drainage improvements, storm drains, erosion
control, and other improvements required by the Subdivision Ordinance, noted on the
attached tentative map and/or specified in these conditions of approval. A subdivision
agreement backed by financial securities (equal to 150% of engineer's estimate of the
cost of improvements), per Sections 14.01.510 and 511 of the Subdivision Ordinance,
shall be executed to guarantee completion of this work. Improvement plans shall
meet the following requirements:
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All improvements shall meet the requirements of the County of Santa Cruz
Department of Public Works Design Criteria Manual except as modified in
these conditions of approval.

Provide proof of legal access along any private road to be used for access to
the subdivision.

A detailed erosion and sediment control plan for the subdivision shall be
integrated with the improvement plans and shall be submitted to the Planning
Department, Environmental Planning Section, for review and approval prior
to submittal to the Department of Public Works and approval of the Parcel
Map. The plan shall include a clearing and grading schedule, clearly marked
disturbance envelope, revegetation specifications, temporary road surfacing
and construction entry stabilization, a welded wire silt fence, erosion
protection at the outlets of pipes, sediment barriers around drain inlets, etc.

A landscape plan for areas designated on the tentative map shall be submitted
for Planning Department review and approval prior to submittal to the
Department of Public Works. Wherever irrigation for landscaping is required,
stub outs for water service shall be shown on the improvement plans. The
landscape plan shall be compared to the utility plan to prevent placement
conflicts. No change in the landscape plan shall be granted without County
review.

A full soils engineering investigation shall be prepared and shall be reviewed
and accepted by the County Planning Department. A plan review letter from
the geotechnical engineer shall be submitted with the plans, stating that the
plans have been reviewed and found to be in compliance with the
recommendations of the geotechnical report.

Engineered drainage plans shall be reviewed and approved by the Zone 5
drainage district, and appropriate fees for new impervious surface shall be
paid. The drainage plan shall include:

a. Details of the outlet of any swales and/or pipes that are within 100
feet of Moran Lake. The plan shall show an energy dissipater of
adequate size, erosion control at the outlet, any vegetation that will be
disturbed or removed, and replanting of said vegetation at a ratio of
2:1, with riparian species.

b. Details of drainage control for water entering the parcel from the

property to the east.
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10.

All new utilities shall be constructed underground. All facility relocations,
upgrades or installations required for utilities service to the project shall be
noted on the improvement plans. All preliminary engineering for such utility
improvements is the responsibility of the developer.

Acquire all rights of way and easements and make all dedications thereof as
needed for construction of required improvements. Any and all costs incurred
by the County of Santa Cruz to obtain title to any property in the event that
condemnation proceedings are necessary to implement this condition, shall be
paid in full by the applicant/subdivider prior to the recording of the Parcel
Map.

To prevent drainage discharges from carrying silt, grease, and other
contaminants into Moran Lake, the silt and grease trap shown on the
improvement plans shall be maintained according to the following monitoring
and maintenance schedule:

a. Language in the private maintenance agreement that will be recorded
on each deed, shall specify that the owners shall inspect the trap each
year to determine if it needs cleaning or repair prior to October 15.

b. A brief annual report shall be prepared by the inspector at the
conclusion of the October inspection and submitted to the Drainage
Section of the Department of Public Works within five days of
inspection. The report shall specify any repairs that have been done
or that are needed for the trap to function well.

The following notes shall be included on the final improvement plans:

a. A Roadway/Roadside Exception shall be permitted to eliminate the
requirement to improve the East Cliff Drive and Moran Way frontages
to the full County Design Standard road width, with curb, gutter and
separated sidewalk; and to instead perform only minor road widening
via a 45 square feet dedication at the east corner of the subject parcel
near the driveway to serve Lot 2.

b. Condition of Approval IV, etal (Tree & Habitat Preservation).

Engineered improvement plans for all water line extensions required by the City of

Santa Cruz Water District shall be submitted for the review and approval of the water
agency.
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F. A private maintenance agreement shall be submitted and recorded with the Parcel
Map, for the permanent maintenance of the following:

1. All joint drainage facilities and the silt and grease trap associated with the
storm drain system. Reference condition of approval III(D)(9).

G. All requirements of the Central Fire District shall be met as set forth in the District's
letter dated September 8, 1998.

H Park dedication in-lieu fees shall be paid for one (1) new single-family dwelling unit.
On January 17, 2001 these fees were $3,000 per unit (which assumes three
bedrooms/unit at $1,000.00 per bedroom), but are subject to change.

L Transportation improvement fees shall be paid for one (1) new single-family dwelling
unit. On January 17, 2001 these fees were $2,000 per unit, but are subject to change.

I Roadside improvement fees shall be paid for one (1) new dwelling unit. On January
17, 2001, these fees were $2,000 per unit, but are subject to change.

K. Child Care Development fees shall be paid for one (1) new single-family dwelling unit.
On January 17, 2001 these fees were $327 per unit (which assumes three
bedrooms/unit at $109 per bedroom), but are subject to change.

L. Submit one reproducible copy of the Parcel Map to the County Surveyor for
distribution and assignment of temporary Assessor’s parcel numbers and situs address.

M. Obtain a Demolition Permit from the County Building Official and complete the
demolition of all structures on the project site.

IV.  Inorder to ensure that the removal of trees on the subject parcel will not signiﬁéantly impact
the Monarch butterfly population, the following measures shall be undertaken:

A Tree removal 1s limited to trees #2, 3, 4, 10, 11, dead trees #9, 28, 29 and stump #17,
as numbered in the arborist report (Barrie Coate, February 1, 1999, Figure 2) and in

the updated addendum report (Barrie Coate, January 15, 2001 Supplemental Site
Plan).

B. Trees # 1, 5-8, 1216, and 18-27 shall be protected as follows:
1. Prior to filing the map, owner/applicant shall:
a. Have the project surveyor stake the building footprint on each lot, and

call for inspection by Environmental Planning staff. Owner/applicant
shall revise the improvement plans to specify the sections of each
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foundation that will be within 5 diameters of the tree trunk, and that
will therefore be constructed with a pier and grade beam foundation.
Owner/applicant shall revise the first floor plans (improvement plans
sheets 2, 4, and 6) to label the pier and grade beam sections;

b. Provide a letter from the project arborist verifying that the driveway

detail on the improvement plans meets the recommendations of the
arborist report. If the detail does not meet the recommendations, it
shall be revised in order to do so.

Concurrent with filing the map, owner/applicant shall record a preservation
easement onto Lot 2 deed that provides for long term maintenance, and
preservation, and replacement, as necessary, of trees #20-27. The document
shall be scheduled before the Planning Commission as an informational item
on the consent agenda prior to recordation.

Concurrent with filing the map, owner/applicant shall record a declaration of
restriction onto Lots 1 and 2 that provides for the maintenance, preservation,
and replacement, as necessary, and specifies the restrictions applicable to the
trees (trees # 1, 5-8, 12-16, and 18 and 19) that are remaining onsite outside
of the building envelopes, consistent with the modified mitigation measures
herein and per Environmental Planning review. The document shall be
scheduled before the Planning Commission as an informational item on the
consent agenda prior to recordation.

Prior to the start of clearing, grading or construction of improvements,
owner/applicant shall:

a. Install protective fencing per the diagram given in the arborist report
(Barrie Coate, February 1, 1999, Figure 2) and as updated in the
addendum report (Barrie Coate, January 15, 2001, Supplemental Site
Plan). The fence shall be 5 foot tall chain link fence, on 2 inch
diameter pipe, driven 18 inches into the ground, around the drip line
of each tree to be protected. Where the fencing would intrude into a
footprint, within the 10 foot zone that is required around each
footprint for construction maneuvering, or into the driveway, the
fencing may cut through the dripline. No access or storage is allowed
within the fencing. Fencing shall remain until structures receive final
inspection;

b. Arrange a pre-construction meeting to be held on site, with the Public
Works inspector, area Resource Planner from Environmental
Planning, contractor/supervisor, and owner/applicant in attendance.
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The parties shall review the tree protection requirements and inspect
the tree protection fencing;

c. Stake the driveway for lot 2 and place a minimum of eight inches of
permeable material on the driveway to protect root systems from
disturbance from construction traffic. Use metal plates to protect the
ground from trucks laying the first course of fill. Construction traffic
shall be confined to the driveway. (See requirements in arborist
reports and details on Improvement Plan by Ifland.)

»
v

Prior to the issuance of building permits, site shall be inspected by
Environmental Planning staff to verify compliance with tree protection
measures and plans shall be inspected to verify pier and grade beam
foundation.

C. Prior to the issuance of any building permit*, the applicant/owner shall:

1.

Engage a licensed landscape contractor to install the tree mitigation plan, as
described in the letter of John Dayton, titled “Mitigation for APN 28-302-02
Tree Removal,” May , 1999, on the Parks Department property at the north
end of Moran Lake. The plan calls for the planting of 20 15 gallon trees, of
the listed species, in particular locations. Installation, including double
staking, fencing, and special planting holes when near Eucalyptus trees, shall
be as described in the plan. A letter, signed by the project biotic consultant
John Dayton and the Parks Manager, documenting proper installation, shall
be submitted to Environmental Planning staff. The Parks Department shall be
given advance notice of the planting date;

Submit a written agreement, signed by Parks Department maintenance
manager and the owner/applicant, committing the owner/applicant to replace
any trees lost or damaged during the twelve months following installation;

Pay the Parks Department the sum of $80 per tree (total of $1600) for
ongoing maintenance after the initial first year and for the installation of
irrigation, and submit a receipt to Environmental Planning staff.

* If the issuance of a building permit will not fall between October 1 and
December 15, the permit may be issued before the trees are planted. However,
in that case the trees must be planted between the first October 1 and
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December 15 following the issuance of the permit. Documentation of proper
installation will be required for any construction inspections to occur after

October 1.

V. All subdivision improvements shall be constructed in accordance with the approved
improvement plans and in conformance with the requirements of the subdivision agreement
recorded pursuant to condition IILD. The constructlon of subdivision improvements shall
also meet the following conditions:

A

All work adjacent to or within a County road shall be subject to the provisions of
Chapter 9.70 of the County Code, including obtaining an encroachment permit where
required. Where feasible, all improvements adjacent to or affecting a County road
shall be coordinated with any planned County-sponsored construction on that road.

No land clearing, grading or excavating shall take place between October 15 and April
15 unless a separate winter erosion-control plan is approved by the Planning Director.

No land disturbance shall take place prior to issuance of building permits (except the
minimum required to install required improvements, provide access for County
required tests or to carry out other work specifically required by another of these
conditions).

Pursuant to Sections 16.40.040 and 16.42.100 of the County Code, if at any time
during site preparation, excavation, or other ground disturbance associated with this
development, any artifact or other evidence of an historic archaeological resource or
a Native American cultural site is discovered, the responsible persons shall
immediately cease and desist from all further site excavation and notify the Sheriff-
Coroner if the discovery contains human remains, or the Planning Director if the

discovery contains no human remains. The procedures established in Sections
16.40.040 and 16.42.100, shall be observed.

Construction of improvements shall comply with the requirements of the project
geotechnical report. The geotechnical engineer shall inspect the completed project
and certify in writing that the improvements have been constructed in conformance
with the geotechnical report.

Construction of improvements shall comply with the requirements of the project biotic

report. The biologist shall inspect the completed project and certify in writing that the
improvements have been constructed in conformance with the biotic report.
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IL.

Construction of improvements shall comply with the requirements of the project
arborist report. The arborist shall inspect the completed project and certify in writing
that the improvements have been constructed in conformance with the arborist report.

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

1. Limit all construction to the time between 8:00 AM. and 5:00 P.M.
weekdays, unless a temporary exemption to this time restriction is approved
in advance by the Planning Department to address an emergency situation.

2. Each day it does not rain, wet all exposed soil frequently enough to prevent
significant amounts of dust from leaving the site. Street sweeping on adjacent
or nearby streets may be required to control the export of excess dust and dirt.

3. The owner/developer shall designate a disturbance coordinator to respond to
citizen complaints and inquiries from area residents during construction. A
24-hour contact number shall be conspicuously posted on the job site. The
name, phone number and nature of the disturbance shall be recorded by the
disturbance coordinator. The disturbance coordinator shall investigate
complaints and take remedial action, if necessary, within 24 hours of receipt
of the compliant or inquiry. Unresolved complaints received by County staff
from area residents may result in the prescription of additional Operational
Conditions.

4. Saw cuts within the traveled roadway, which cause temporary depressions in
the surfacing prior to repair, shall be leveled with temporary measures and
signage shall be posted noting such.

All required subdivision improvements shall be installed and inspected prior to final
inspection clearance for any new structure on the subdivision lots.

All required off-site improvements shall be substantially complete to the satisfaction
of the County Director of Public Works and the Environmental Planning staff prior

to the granting of occupancy for any new unit.

The project engineer who prepares the grading plans must certify that the grading was
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completed in conformance with the approved tentative map or the engineered
improvement plans.

L. A preconstruction meeting between the developer and the Department of Public

Works shall be held to conduct a survey of the existing condition of Moran Way.
This survey shall be submitted in written form to the Planning Department prior to any
site disturbance. Prior to final of the last residence, a post-construction survey of
Moran Way shall be prepared in the same manner. Damage done to Moran Way
which can reasonably be attributed to the construction activity of this project shall be
repaired by the developer under the direction of and specification by the Department
of Public Works. Capital improvement bonds will be held for these repairs. Bonds
shall be released by the Department of Public Works upon completion and acceptance
of any required repairs.

All future development on lots created by this subdivision shall comply with the requirements
set forth in Condition ILE.

In the event that future County inspections of the subject property disclose non-compliance
with any Conditions of this Approval or any violation of the County Code, the owner shall
pay to the County the full cost of such County inspections, including any follow-up inspec-
tions and/or necessary enforcement actions, up to and including Approval revocation.

As a condition of this development approval, the holder of this development approval
("Development Approval Holder"), is required to defend, indemnify, and hold harmless the
COUNTY, its officers, employees, and agents, from and against any claim (including
attorneys' fees), against the COUNTY, it officers, employees, and agents to attack, set aside,
void, or annul this development approval of the COUNTY or any subsequent amendment of
this development approval which is requested by the Development Approval Holder.

A COUNTY shall promptly notify the Development Approval Holder of any claim,
action, or proceeding against which the COUNTY seeks to be defended, indemnified,
or held harmless. COUNTY shall cooperate fully in such defense. 1If COUNTY fails
to notify the Development Approval Holder within sixty (60) days of any such claim,
action, or proceeding, or fails to cooperate fully in the defense thereof, the
Development Approval Holder shall not thereafter be responsible to defend,
indemnify, or hold harmless the COUNTY if such failure to notify or cooperate was
significantly prejudicial to the Development Approval Holder.
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IX.

B. Nothing contained herein shall prohibit the COUNTY from participating in the
defense of any claim, action, or proceeding if both of the following occur:

1. COUNTY bears its own attorney's fees and costs; and

2. COUNTY defends the action in good faith.

C. Settlement. The Development Approval Holder shall not be required to pay or
perform any settlement unless such Development Approval Holder has approved the
settlement. When representing the County, the Development Approval Holder shall
not enter into any stipulation or settlement modifying or affecting the interpretation
or validity of any of the terms or conditions of the development approval without the
prior written consent of the County.

D. Successors Bound. '.'Development Approval Holder" shall include the applicant and
the successor'(s) in interest, transferee(s), and assign(s) of the applicant.

E. Within 30 days of the issuance of this development approval, the Development
Approval Holder shall record in the office of the Santa Cruz County Recorder an
agreement which incorporates the provisions of this condition, or this development
approval shall become null and void.

Mitigation Monitoring Program

The mitigation measures listed under this heading have been incorporated into the conditions
of approval for this project in order to mitigate or avoid significant effects on the
environment. As required by Section 21081.6 of the California Public Resources Code, a
monitoring and reporting program for the above mitigations is hereby adopted as a condition
of approval for this project. This monitoring program is specifically described following each
mitigation measure listed below. The purpose of this monitoring is to ensure compliance with
the environmental mitigations during project implementation and operation. Failure to
comply with the conditions of approval, including the terms of the adopted monitoring

program, may result in permit revocation pursuant to Section 18.10.462 of the Santa Cruz
County Code.

A Mitigation Measure: Erosion Control [Conditions I11.D.3]

Monitoring Program: Prior to recordation of the Parcel Map, the improvement plans
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will be reviewed and accepted by the Environmental Planning Section of the Planning
Department and the County Surveyor. The improvement plans will include detailed
grading, drainage, and erosion control plans. Inspections will be conducted to verify
that the construction of all subdivision improvements is performed in accordance with
the approved plans. Correction notices will be issued in the event of noncompliance.

Mitigation Measure: Drainage Improvements [Conditions 1I1.D.6]

Monitoring Program: Prior to recordation of the Parcel Map, the improvement plans
will be reviewed and accepted by the Environmental Planning Section of the Planning
Department and the County Surveyor. The improvement plans will include detailed
grading, drainage, and erosion control plans. Inspections will be conducted to verify
that the construction of all subdivision improvements is performed in accordance with
the approved plans. Correction notices will be issued in the event of noncompliance.

Mitigation Measure: Protection of Riparian Buffer and Corridor [Conditions II1.D.9]

Monitoring Program: Prior to recordation of the Parcel Map, the improvement plans
will be reviewed and accepted by the Environmental Planning Section of the Planning
Department and the County Surveyor. The improvement plans will include detailed
grading, drainage, and erosion control plans. Inspections will be conducted to verify
that the construction of all subdivision improvements is performed in accordance with
the approved plans. Correction notices will be issued in the event of noncompliance.

Mitigation Measure: Protection of Monarch Butterfly Habitat {Condition IV, etal]

Monitoring Program: Prior to recordation of the Parcel Map, the improvement plans
will be reviewed and accepted by the Environmental Planning Section of the Planning
Department and the County Surveyor. The improvement plans shall adhere to all
recommendations of the project biotic and arborist reports and addendums.
Inspections will be conducted to verify that the construction of all subdivision
improvements is performed in accordance with the approved plans. Correction
notices will be issued in the event of noncompliance.
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AMENDMENTS TO THIS LAND DIVISION APPROVAL SHALL BE
PROCESSED IN ACCORDANCE WITH CHAPTER 18.10 OF THE COUNTY CODE.

This Tentative Map is approved subject to the above conditions and the attached map, and expires
24 months after the 14-day appeal period. The Parcel Map for this division, including improvement
plans if required, should be submitted to the County Surveyor for checking at least 90 days prior to
the expiration date and in no event later than 3 weeks prior to the expiration date.

cc: County Surveyor
Approval Date: March 14, 2001

Effective Date: March 28, 2001
Expiration Date: March 28, 2003

Cathy Graves
Principal Planner

Melissa Allen
Associate Planner
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STATE OF CALIFORNIA - THE RESOURCES AGENCY Gray Davis, Governor

CALIFORNIA COASTAL COMMISSION
GENTRAL COAST DISTRICT OFFICE

725 FRONT STREET, SUTTE 300
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APPEAL FROM COASTAL PERMIT  CALIFORNIA
DECISION OF LOCAL GOVERNMENT (A8 /AL COMMISSIN

Please review attached appeal information sheet prior to completing this form.

SECTION I. Appellant(s):

Name, mailing address and telephone/\ijber of appellant(s):
C Ligpuz Lt:’% {’/Z\DLI/DL
L5 [P LS 1DES,
DANTA CHics] A C,£—4 — GOl L
ST 7 _ (R3) Yl 3242 =
Zip Area Code Phone No.
SECTION II. Decision Being Appealed

1. Name of local/port government:

S A T CVL%/I/?’ (07/{@7‘%

2. Brief descnpt:on of development being appealed:
SefDiNVAiom IN_ 4/ s5r1C (0 MDD K G fom =
Con=s AL TIPAL §i5i e [itte Clrc ot O IOV ANLHAL E
P el o vecwonteriiog SiGLET 1SR fo Petch, &
SleaailC BeaD L&’%t BB IS THOE Dlec.Sur=e | roa

3. Developments Iocatton street add s assessors parcel number, cross street, etc.:

-25/ £,
S /«Q/\JT?i Q/‘”u/// K#’«’Zc -
?@067/2 2

4. Description of decision being appealed:

a. Approval; no special conditions:
b. Approval with special conditions: K
c. Denial: , -

Note: For jurisdictions with a total LCP, denial decisions by a local government cannot be
appealed unless the development is a major energy or public works project. Denial decisions
by port governments are not appealable.

TO BE COMPLETED BY COMMISSION:
APPEALNO: _A % SC0. 01034

DATE FILED: _AFEiL % 200}
DISTRICT: CENTEA, COAST™
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (PAGE 2) , .8

5. Decision being appealed was made by (check one):

a.ZS_ Planning Director/Zoning ¢. ___ Planning Commission
Administrator

b. ___ City Council/Board of d. ____ Other:
Supervisors

6. Date of local government’s decision:

: 7 }.Q,Q FO26 30 5 o
7. Local government's file number: A ‘/”)jgii ;:./’t (oo ézp{?’) Y 3 “'Oéo\%

SECTION Ill ldentification of Other Interested Persons

~ Give the names and addresses of the following parties: (Use additional paper as necessary.)

a. Name and mailing address of permit applicant:

b. Names and mailing addresses gs available of those who testified (either verbally or in
writing) at the city/county/port hearings (s). Include other parties which you know to be
interested and should receive notice of this appeal.

" SEE ATIACKED Pettiim

(2)

(3)

(4)

SECTION 1V. Reasons Supporting This Appeal -

Note: Appeals of local government coastal permit decisions are limited by a variety of factors
and requirements of the Coastal Act. Please review the appeal information sheet for
assistance in completing this section which continues on the next page.
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (PAGE 3)

State briefly your reasons for this appeal. Include a summary description of Local Coastal
Program, Land Use Plan, or Port Master Plan policies and requirements in which you believe
the project is inconsistent and the reasons the decision warrants a new hearing. (Use
additional paper as necessary.)

QL/( AA & D FANHACHED

Note: The above description need not be a complete or exhaustive statement of your reasons
of appeal; however, there must be sufficient discussion for staff to determine that the appeal is
allowed by law. The appellant, subsequent to filing the appeal, may submit additional
information to the staff and/or Commission to support the appeal request.

SECTION V. Cetrtification

The information and facts stated above are correct to the best of my/our knowledge.

@ /-A[,’uj/ (Q)S Pﬂ{u& CQ"

Signature of Appellant(s) 6r Authorized Agent

Date /51’1 2 | /00 /

NOTE: [f signed by agent, appellant(s) must also sign below.

SECTION VI. Agent Authorization

I/We hereby authorize to act as m'y/our
representative and to bind me/us in all matters concerning this appeal.

CALIFOR} AS

o
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS CALL
UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-2811
EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE
GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY .
PARK.

THIS PROJECT WILL REMOVE MANY SIGNIFICANT TREES IN THE HISTORIC
WINDBREAK PLANTED TO PROTECT THE RANCH THAT PREDATED THE
DEVELOPMENT OF PLEASURE POINT. THIS WINDBREAK CREATES THE MICRO-
CLIMATE THAT THE RESIDENTS IN THIS AREA BENEFIT FROM. THIS FOREST
ADDS A LAYER OF PROTECTION FOR THE HABITAT OF THE MONARCH
BUTTERFLY AS WELL AS MANY OTHER SPECIES. THE PROPERTY STRADDLES
THE BIKE AND BEACH PATH AND IS PART OF THE SCENIC RESOURCES FROM
THE PUBLIC BEACH, LAKE, STATE PARKS( LIGHT HOUSE FIELD, SEA CLIFF AND
NISENE MARKS), AS WELL AS THE SCENIC ROADWAY FROM 33RD TO 41ST ON
EAST CLIFF.

THE REMOVAL OF THE HISTORIC KNOTTY PINE BEACH HOUSE AND REPLACING
ITWITHA TWO STORY STUCCO RECTANGULAR HOME THAT FILLS THE FRONT
OF THE PROPERTY AND WILL OVER LOOM EAST CLIFF DRIVE AND THE
HISTORIC CABINS ON MORAN LAKE AS WELL AS A SECOND STUCCO HOUSE
THAT WILL REPLACE MANY HISTORIC TREES, WITH IT MANY NEGATIVE
IMPACTS ON THE COMMUNITY, AS WELL AS FURTHERING IMPACTING THE
CABINS, PARK, ROAD AND BEACH. THE REMOVAL OF THIS HISTORIC CABIN
WILL DEPLETE THE AFFORDABLE HOUSING STOCK AND INCREASE PRESSURE
TO DEVELOP THE CABINS, WHICH WILL REMOVE MORE AFFORDABLE HOUSING
, AS WELL AS INCREASING PRESSURE TO REMOVE MORE SIGNIFICANT
HISTORIC TREES BETWEEN THE TWO PROJECTS AND ALONG THE PARK AT
MORAN LAKE. THESE PROJECTS WILL INCREASE DEVELOPMENTAL
PRESSURES ON THE FORESTED YATES PROPERTY TO THE EAST, LEADING TO
FURTHER DEGRADATION AND EVENTUAL ELIMINATION OF THIS IMPORTUNE
HISTORIC WIND BREAK AS WELL AS INCREASED NEGATIVE TRAFFIC IMPACTS
TO THE COASTAL TRAIL AND BIKE PATH . THE ENTRY TO THE HOUSE IN FRONT
IS ON A SECTION OF EAST CLIFF WITH LIMITED LINE OF SIGHT INCREASING
CONFLICT WITH TRAFFIC ON EAST CLIFF.

FOR THESE REASONS AND OTHERS WE CALL UPON YOU TO REJECT THIS
PROJECT . *

N

THANK YOU
CHARLES PAULDEN
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Reg; H-4. 98-0603(") 2-2811 E. Cliff Dr
Santa Cruz APN(S) : 028-302-02

This property is part of the visual gateway to Pleasure Point, The many significant trees
provide a visual back drop and a warm micro-climate producing windbreak for the
park at Moran lake as well as the Pleasure Point and 26th Ave neighborhoods. This
historic landmark grove is visible from both land and sea and as indicated by the
hundreds of people who have petitioned to preserve this importune Santa Cruz
Resource, that sets the aesthetic tone of Coastal Live Oak, it needs to be respected
and preserved.

In relation to protecting of Visual Resources in the General Plan (Obj.5.10 a&b) this
visual resource as well as the view across the property need to be preserved. (Police
5.11)

This project, in this grove that was planed to protect the ranch that predates the
development in this area, will remove the last historical example of the Knotty Pine
Beach House to exist on a lot of this size at this proximity to the beach in Pleasure
Point and as such needs to be preserved to be included in the list of historical sight in
the yet to be completed Live Oak Coastal Plan. (Obj 5.20)

The back of the property abuts the bike and walking path to the park and beach at
Moran Lake, it is part of the developing Coastal Trail System and ties into the Scenic
Road from 33rd to 41st ave, and needs to be preserve for their recreational and
aesthetic value (Obj<.6)

This property has traditionally provided a park like atmosphere that retains a natural
open space character and historic uses that has provided visual enjoyment and a way
for people to walk from E Cliff to the bike way and other recreational pursuits, provides
relief from the increased development in this area. In keeping with the need for
increased parks and Open space to match increased population densities this
property needs to be treated with the highest regard to preserve its park like open
space character.(Obj. 7.10.7)

The many exceptions, approvals, reviews, permits, and mitigations needed to allow
this project to go ahead reinforces the very sensitive and public nature of this sight.

Runoft and on sight retention of water can no longer be mitigated by grease and silt
traps. The awareness of the adverse affects on Public Health and the well being of the
Monterey Bay Marine Sanctuary must be fully mitigated.(CEQA guidelines)

Pleasure Point is a Special Coastal Community that deserves special consideration
in its development. While the rest of Live Oaks character is being transformed into an
Urban Center, This area can still provide relief for the people who live and visit here
(Obj . 8.8)

y
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When considering this change, please preserve the beach neighborhood ’
character(police 8.4.5) and the Landscape Design (Obj 8.7), so that it enhances rather

than diminishes the Visual, Historical and recreational character of this importune ‘
resource and gateway to Pleasure Point.

A project that uses the existing footprint and leaves all the significant trees will still
endanger the historic wind break as we have seen removal of significant trees by
means both legal and illegal follow the building of homes in these sensitive areas. The
placement of one well designed home that fit into this wooded environment would
threaten the grove. Two maximum size houses would turther compound the threat. Any
building must be done without removing trees from this importune historical wind
break and away from trees so that emergency tree removal will not lead to a loss of
this importune coastal resource.

APPLICATION NO. 98-0609 2-2811 E. Cliff Dr
Santa Cruz APN(S) : 028-302-02

RODGERS PROPERTY

The character of Pleasure Point is set by this gateway project. The historic knotty pine
beach house nestled in the historic wind break sets the tone for the casual beach
oriented surf community of Pleasure Point. This historic surf community is now being
torn apart by the destruction of small affordable homes in which lots are subdivided
and built to maximum density and sold for beach homes that often seem left empty or
used by a couple of people without children. As in this case affordable housing is
eliminated and the &conomic, age and cultural diversity is destroyed and many long
time residents are displaced, contrary to both stated General Plan and Coastal Plan
Objectives. This iot and the cottages in front set the historic tone for this area. If the rest
of Pleasure Point is not protected by receiving special design criteria under Special
Coastal Community designation and all the lots are built to the maximum, destroying
the unique community aesthetic, the maintenance of this historic entryway view would
preserve the sense of place by which longtime residents and coastal visitors identify
this area . The size of these proposed buildings will overwhelm the East Cliff and the

cottages on Moran Lake, as well as cut off the view through the trees and grape stake
fence to the sea. :

The proposed stucco lot covering homes could be found anywhere and do not use
this unique setting to practice a higher level of architectural design (Look to Frank
Lloyd-Wright or read _A Pattern Language, by Christopher Alexander, as well as
objective 8.2 of the general plan). These very large homes are proposed for a lot on
a hill over looming the small historic cottages on Moran lake and will lead to
development pressures to replace them with maximum density dwelling that will
eliminate these five moderately affordable dwellings. This transformation of the
character of the area will lead to increased pressures on the historical wind break
leading to the removal of trees both on and off the property by means both legal and
illegal. As the trees to the lake side of the Rodgers property are removed a new 2
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application will come in and ask for a new exception to the significant tree ordinance to
be mitigated by off sight trees. The loss of any of the trees in this forest will lead to
endangerment of the microclimate enjoyed by our community and will threaten the
trees in Moran Lake park as well of those on the Yates property that is proposed for
park acquisition. The loss of the tree canopy will limit the biodiversity of this habitat as
well as the loss of the gifts these trees give to the well being of the community through
the aromatic air, the sound of the winds through the trees , the view of the rising and
setting sun reflected from the leaves and bark as well as the view of the full moon over
the grove and the loss of a softly lit area that allow the viewing of the stars.in the night
sky. We have never been offered a plan that might be built without removing,
disturbing or eliminating these historic trees and that is designed to enhance this
special landscape with a jewel of architecture that would match this magnificent
setting.

These points lead to questions of no impact to the environmental review under G.
Cultural/Aesthetic factors 1 and 3, under E Air factor 5., J Land Use/ Housing factor
1,4 and 5,as well as | General Plans and Planning policy 3. This also brings into
question the no designation for mandatory findings of significance 1,2,3 and 4 and
calls for a full EIR. The facts that it will eliminate an importune example of a major
period of California history while degrading the quality of the environment and
threatening the Monarch over wintering area by reducing the depth of protection this
grove adds to the Moran Lake sight as well as to the wind breaking protection for the
surf, beach and community in Pleasure Point and 26th ave (see p. 103 pp 2,4 and 6
; p104 pp2,5 &6; p105 pp2&4; p106 &107; p110 pp4; p120). This would suggest it
should be listed as a yes under 1 while a yes for 2 is necessary in that there is no
short term advantage to this project and many long term disadvantages to
environmental goals. 3 should be yes in that the components of runoff into the riparian
corridor and into the Marine Bay sanctuary, the loss of historical and scenic resources,
the threat to importune windbreak trees for the butterflies, the beach and community (
that provide the enjoyable microclimate visitors and residents enjoy) and will
increase developmental pressures on the cabin on Moran and the smaller homes in
Pleasure Point. This leads to the loss of permeable surfaces, increased runoff that is
not being treated as the pollutant threat to the the Sanctuary and recreational resource
as well as increasing pressure to remove the historical windbreak. 4 shouid be yes in
that it will cause a loss of a recreational resource that has been historically enjoyed by
the human beings that visit and live in this area as well as the increased conflict
between traffic and bikes as well as pedestrians on the coastal path to Moran Lake
and the Pleasure Point area.

In summery this project has too many negative impacts on this sensitive sight not only
can they not be truly mitigated the cumulative effect and long.term effects are truly
catastrophic. The controversy over whether it is worse to enter the property from
Moran or East Cliff seems to indicate that no project would be better than any project
and that this project is ill conceived and needs to be rejected. The past proposal to
build in Moran Lake was rejected and the land was saved for a Park. As the population
in the mid county coastal area increases the stated objectives of 3 acres within a mile3
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per 1000 people and 2-3 acres within 4 miles per 1000 and 5-6 acres for regional
parks and that objective 5.11 calls for open space preservation as does LCP 5.11.5 , it
leads to the natural choice to preserve this area in its natural historical and
environmentally whole condition for visitors and residents. Any proposed development
must be held to the highest standards with the protection of all significant trees ,
views, historic resources , micro climate , biotic resources and water quality. Under this
. criteria this project needs at the least to be redesigned. The owner stated he could
apply for a remodel and a granny unit without needing to subdivide the lot. This would
be a good beginning to act in the constraints of the property and even at that mlght
overwhelm the sight. -~

Relevant LCP concerns:

Access and recreation, Chapter 2, public recreation as higher priority than private
residential use: LUP Objective 2.22, LUP Policy 2.22.1; LUP Policy 2,22,2; LUP
Policy3.8.7; LUP Policy7.7.1; LUP Policy7.7.4; LUP Policy 7.7.10.

Visual Resources: Objective 5.10.a, 5.10.b; LUP Policy 5.10.2, 5.10.3; IP Section
13.20.130(b)(1),13.20.130(d)(1), Section 30251.

Marine and Offshore Recreational Resources: Objective 5.4; Objective 5.7, Objective
5.20, Policy 5.4.1; Program 5.4(a); Policy 5.3.1; Policy 5.4.14; 5.7.1; Policy 7.28.1;
Policy 7.23.2; Section 30211; Section30213; Section 30240(b)

Community Character. Objective 8.8;LUP Policy 8.8.1; Figure 8-1;, LUP Program
8.7(c);IP Section 13,20,130(b)(1)
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Rodgers Project ?7% E @ E E%i E @

0.0811 East Cliff .
APN: A-3-SCO-01-034 JUN 1§ 2001

t e e! va tCO 1cerns: ‘:C!!‘ ‘,‘ ‘ 0.

Policy 2.23.1(LCP)Lower and moderate income housing in the coastal area
Policy 3.8.7 (LCP) Recreation, bike route

Visual Resources: 5.10.1(scenic road),2(structure),3(design),6(occean
vista),8(significant tree)

Obj. 5.1 Bio diversity

Policy 5.1.2 ¢,d(next to provide habitat)
5.1.3 (only use dependent on)
5.1.5(b)(allow only one single family dwelling unit per existing parce! of record)
5.1.8(deny any project)
5.1.10(species protection)
5.1.11(beyond habitat)
Program 5.1.11-e. (seek funding),c. (for surrounding area)

Policy 5.10.2 Develop in visual resource areas

Objective 5.11 Urban open space

Poiicy 5.11.1, 5.511.5 Designation of resource, (expand), program(acquire)
Objective 7.2 Neighborhood Parks

Policy 7.2.3 Siting (natural, trail corridors, proximity)

Objective 7.6 Trails and Recreation

Policy 7.7.5 Bike
7.7.6 Hike and Bike

program c. (Moran Lake, South Palisades -develop, maintain)
7.8.3 Coastal zone acquisition priorities

The loss of affordable housing along the coastal trail view corridor leading to the loss
of significant trees that create the micro climate for a special coastal community and
are the gateway to this community in ESHA and replacing it with growth inducing
homes oversized for the neighborhood, setting precedence for future loss of the
casual coastal community aesthetic and other important historic trees is inappropriate.
This parce! needs to be included in the county park or left undivided and protected.
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Jan Beautz ’ Mike Guth
County Board of Supervisors , 2-2905 East Cliff Drive
Santa Cruz, CA

(831) 476-0295
Re:  Preservation of Moran Lake / Pleasure Point Trees

Dear Ms. Beautz,

I am writing to you to request your help with an issue of great importance to the
community. In the face of increased development pressures that at times do not take the
best interests of the community to heart, now is the time to act. The Moran Lake area and
its surrounding trees constitute an invaluable scenic resource. The combination of open
water ringed by the tall eucalyptus trees, coupled with the thousands of Monarch
butterflies that frequent the area, provide a level of beauty and community pride rarely
found. I believe that the undeveloped lot along East Cliff between Moran Way and the
ocean should be targeted for acquisition by the County as open space. I also believe that
the proposed subdivision at 2-2811 East (;liff Drive, which will remove many eucalyptus
trees and provide a visual back drop to Moran Lake Park of three large two story houses,
is antithetical to the nature of the neighborhood and should be opposed.

The large eucalyptus trees that surround Moran Lake provide a community landmark
that can be seen easily from Main Beach or from boats on the ocean. In a sense they
define Pleasure Point in this way. They also act as a gateway to the neighborhood for
drivers along East Cliff. The local micro ‘climate is very favorably affected by these trees,
as they act as a windbreak to protect the neighborhoods from the strong ocean breezes.
These trees are under threat from many sources.

The undeveloped lot along East Cliff Drive along the S turn is approximately 300 feet
by 108 feet. On this lot lives one of the three groups of trees left along the southeast side
of Moran Lake. These three rows of trees which we have taken for granted for so long,
provide a favorable micro climate for the adjacent neighborhoods. They are also a

spectacular scenic resource. I strongly urge you to consider making this undeveloped
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parcel an acquisition target. [ believe that only through this method can we preserve this
aéset to the community.

The second of the three rows of trees is located on a property that is currently pursuing
subdivision. This drastic change to the use of the property from a beach single beach
house to three two story houses involves not only a complete change to the scenic nature
of the Moran Lake area, but also the removal of a great many mature eucalyptus trees.
The development proposes to limit the number of mature trees felled to seven, but the
appendixes to the proposal prepare us in advance to expect this number to increase.
References to development related stress of other trees are made, and mention is made of
a possible ingress to the property through an area currently filled with mature trees.
These clues alert us that the number of trees proposed to be felled should be treated only
as a minimum number. I believe that this large development so close to Moran Lake,
which will tower above the beach cottages adjacent to the lake in place of the removed
trees, is absolutely not in keeping with the nature of this local scenic treasure. Although I
believe that this development proposal should be defeated, I also believe that this lot
should be viewed as an acquisition target. The Coastal Planner for the California Coastal
Commission identified this site as one the;t would be attractive for acquisition and
potential future recreational improvements. This statement was made in his comments of
record for the aforementioned proposal. -

The third row of trees along this side of:Moran Lake is referred to as the Moran Way
Wind Row, and is on county property. Although this of course gives us security, it is not
clear to me that the County has made treel preservation in this area a priority. There were
several incidents of unlawful tree felling along Moran Lake last year by private residents.
It appears to me that all trees along the lake are in the riparian corridor and can not be
removed without the granting of an exception. I am not aware of any of these offenders
being required to replace the unlawfully removed trees. I sincerely hope that the County
shares my concern for this area.

There is a great deal of community support for the preservation of the trees surrounding

Moran Lake. If you share this concern and feel that you are in a position to pursue some
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of the actions proposed in this letter, I am confident that the community will support you

in those efforts. Ilook forward to discussing this matter further with you.

Yours Sincerely,

Mike Guth




N

Planning Commission Mike Guth

County of Santa Cruz 2-2905 East Cliff Dr.
Santa Cruz, CA
9/10/00

Re: Proposed Subdivision and Development on East Cliff Drive between East CLiff
and Moran Way
Application Number : 98-0603

This letter is to voice my strong opposition to the proposed project on East Cliff Drive
adjacent to Moran Lake. My opposition stems from my belief that the project is not in
keeping with nature of the local community. The proposed development will overwhelm
the unique scenic resource of Moran Lake. The impact of the proposed automobile
access via the bicycle and pedestrian pathway will create an unnecessary increased threat
to local recreational users. This proposal also does not meet the General Plan Objective of
preserving and enhancing the visual fabric of the community. The felling of a large
number of trees in this unique area will cause irreversible harm, and the number of trees
proposed to be felled appears to be understated. 1also have strong concerns about the
reports submitted in support of this projeét, which I believe, when viewed together,
demonstrate that this proposed project will have adverse environmental effects on the
Moran Lake corridor.

1. This Proposal Represents a Departure From the Nature of the Local Area

Moran Lake and Corcoran Lagoon characterize the local area in their combination of
open water and trees. Just as West Cliff has its Lighthouse Field, these two areas define

the local area as unique in its combination of reasonable development and preservation of

. undeveloped area. The entrance to Pleasure Point from the west is along East Cliff, and

at Moran Lake the open water with the backdrop of the mature eucalyptus defines this
boundary. |

The proposed development seeks to destroy the balance at this defining neighborhood
juncture with the removal of mature eucalyptus and a traditional beach cottage, and their

replacement with three larger two story houses. Since there is already a single residence
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on this lot, an appropriate question to be asking is not whether a particular house on
any of the new proposed subdivided lots is itself in keeping with the character of the
community, but whether the transformation of a beach cottage and its surrounding
large trees into three large two story houses with many less trees is in keeping with
the character of the community. I think that it is clear to anyone familiar with the local
area that it is not.
a) The Staff Report Does Not Demonstrate the Impact of This
Development

I believe that the perspective drawings shown on pages 18-19 of Attachment A of the
Staff Report, prepared by the applicant, aye inherently misleading in that do not clearly
show a before and after viewpoint of the property. These drawings should not be used in
an assessment of whether the proposed development is in keeping with the nature of the
community. The property is adjacent to Moran Lake, a public park fhat is populated with
eucalyptus trees that provide both Monarch butterfly habitat and are essential to the
micro-climate and wind protection of the ;surrounding neighborhood. The only parcel
between the proposal site and Moran Lak:e comprises an assortment of single story
bungalows intermixed with eucalyptus. A more telling perspective would be to view a
photograph showing the neighborhood in its current state as viewed from East Cliff Drive
in front of Moran Lake, with the beach bungalows and eucalyptus trees in the
background, and then to compare that to fan altered photograph showing three large two
story houses towering over the scene in place of the eucalyptus trees. The applicant’s
sketches at pages 8-9 also misrepresent thie nature of Moran Way at the backside of the |
property, which is used primarily as a bicsfcle and pedestrian path. This path is not of the
proportions as shown in these sketches, and is not a vehicle thru way to East Cliff Drive.
2. The Eucalyptus Trees on the Property Are Important to the Community

The trees on the property are indispensable to the community. The eucalyptus trees
provide an incredible scenic backdrop for the neighborhood and function as a windbreak.
The eucalyptus trees in the Moran Lake area also provide a home to the Monarch

butterfly. As stated in the Biotic Site Review(Attachment D to the Staff Report), a large
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number of trees were lost in the vicinity in the last year alone. The County has a
responsibility to insure that trees in this sensitive habitat are not lost unnecessarily.
a) The Number of Trees Stated as Planned to be Removed Conflicts
With the Findings in the Staff Report

The Staff Report lists as seven the number of large trees proposed to be removed in this
project. This number should be viewed as an absolute minimum. In reference to Exhibit
D, page 98, one can see that trees 6, 7, 8, 13, 18, and 19 will be very close to the proposed
structures. In fact, when this sketch is compared to the house plans on page 19, it is clear
that the structures will encroach right upon these tress (which are not “planned” to be
removed). I think that it is not credible to believe that the long term plan is to leave these
trees in. In fact, the Environmental Review Initial Study refers to the possibility of the
loss of further trees due to development related stress, including direct conflicts with the
development, at page 55. A larger structure built to the current zoning configuration of
this lot would not require the wholesale destruction of these important trees. It is due to
this proposed subdivision alone that the trées are at risk.

b) These Trees Function as a Windbreak for the Local Area

The trees slated for removal, as well as the others identified as at risk (above), prevent
wind penetration into the more critical tress in the Monarch butterfly habitat (see page
102). In addition to the important function the trees on this property play in providing a
windbreak for the off site windrow (Environmental Review page 55), these trees provide
a windbreak for the adjacent neighborhoqd. Neighborhood residents are well aware of
the role that the three rows of eucalyptus (Moran Way Wind Row, Rogers, Yates; page
111) play in moderating the ocean breezes in the areas behind Moran Lake. Part of the
unique nature of the neighborhood 'adj acent to the proposed development is that the trees
here, in addition to providing historic visual value, provide a more moderate climate.

3. The Proposed Vehicle Access Will f)iminish the Safety of the Pedestrian and
Bicycle Path ' |
Despite the misleading sketches of Morlan Way previously described, the area directly

behind the property is a bicycle and pedeétrian pathway. Moran Way changes from its

look as a street in the area prior to the property’s border to that of a narrow bicycle path.
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The only use of this path by vehicles I have observed is an occasional vehicle entering
into the bungalows adjacent to the Lake. On the contrary, the path is used constantly by
bicyclists, joggers, walkers, including many children. The use of East Cliff Drive around
this area is dangerous because it is so very narrow and dangerous through the S curve
around this parcel.

At no time in my twelve years as a resident of this neighborhood have ever observed
this path used as vehicle access for the property in question. This certainly diminishes
any claim to the use of Moran Way for this lot by an easement by prescription.

a) The Applicant Has Not Been Forthcoming in This Area

I take particular issue with the statements by the applicant regarding the Moran Way

access at pages 147-149 of the Staff Repdrt.
i) Exclusive Use

Mr. Rogers states in Point 2 that the owner of the adjacent bungalows “almost
exclusively uses this portion of Moran W‘ay for access...” To the extent that this
statement gives the impression that this is the almost exclusive use of this path, it is
greatly misleading. The absolutely domiﬁant use of this portion of Moran Way is as a
bicycle and pedestrian pathway.

il) Increase in Access

Mr. Rogers states in Point 3 that the prdposal does not constitute an increase in the
present right of access the current property has(or has according to hirri). It strains
credibility to think that a single parcel zmlled single family, even with an in-law unit,
would provide no more traffic to Moran Way than two large two story houses on two new
lots. One must also keep in mind that thé access is currently on East Cliff. Althoughl
have never seen any entrance to this lot from Moran Way, it is my understanding that an
easement by prescription would not extend to new, higher density uses than those at the
_ time of the prescription. I think that is important that Mr. Rogers understand that his
legal council, in Point 4, may have provided him a legal opinion regarding the right of
access, but only the courts can affirm his ‘right to access.

4. Summary
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The Planning Commission has the difficult task of determining whether proposed
developments meet the requirements of the various county regulations. The importance
of our coastal resources, and especially of a unique scenic area and habitat such as the
Moran Lake area, cannot be overstated. A development suitable for one region in the
county may not be suitable in another.

When a proposal such as this comes up for review, which will overwhelm the 1andscape
adjacent to one of the few remaining open reserves along the East Cliff area, there is a
need for close scrutiny. A speculative developer garners no vested right just because he
has targeted a property for that development, and should further understand that a
proposal for overdevelopment in such a delicate area may be viewed as inappropriate and
not in keeping with the county regulations.

I strongly urge the Commission to reject the proposed development for the reasons

stated in this letter.

Yours Sincerely,

Mike Guth
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Planning Commission Mike Guth
County of Santa Cruz 2-2905 East Cliff Dr.
Santa Cruz, CA

9/12/00

Re: Addendum to Letter to Planning Commission of 9/10/00
Proposed Subdivision and Development on East Cliff Drive between East
Cliff and Moran Way |

Application Number: 98-0603

This letter is to supplement my prior comments in opposition to the proposed project at
2-2811 East Cliff Drive. I disagree with the Coastal Findings, and do not believe this
proposal to be compliant with the Local Coastal Plan for at least the reasons stated below.
[ disagree with the Subdivision Findings at least to the extent that they find this proposal
to be consistent with the General Plan. '

1. The Project is Non-Compliant with'the Local Coastal Plan

This project does not comply with the L:ocal Coastal Plan in that it has too much
adverse impact upon the visual resources of the local area. This project will also have an
adverse impact upon existing pedestrian e%nd bicycle access to a primary public beach
access. Further, this proposal is not prop@r given the sensitive habitat of the Monarch
Butterfly.

One of the goals of the Local Coastal Plan is “to protect and restore unique, rare,
threatened, endangered and other natural and cultural resources that warrant preservation
because of their biological value, scarcity; scientific value, aesthetic quality or cultural
significance.” LCP, Ch. 5. The proposed subdivision does not meet this goal. As such, I
take exception to Coastal Finding S of the; Staff Report.

2. Protection of Visual Resources ’

The Local Coastal Plan requires us [t]o ensure that new development is appropriately

designed and constructed to have minimal td no adverse impact upon visual resources.

LCP 5.10(b). Visual resources are defined as areas having regional public importance.

|
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LCP 5.10.1. Projects are to be evaluated against the context of their unique environment.
LCP 5.10.2.

Moran Lake and the surrounding tree groves are a unique visual resource to the
community. The open water and backdrop of trees adjacent to the beach sand provide a
spectacular juxtaposition of these elements. The existing structures along the southeast
corner of the Moran Lake are old beach bungalows. The construction of three two story
houses will overwhelm this landscape. In this context, the proposed project has
tremendous adverse impact upon an important visual resource. I take exception to
Coastal Finding 3 of the Staff Report. I also take exception to the Environmental Review
at G1 and G3.

3. Protection of Existing Beach Access

The Local Coastal Plan requires us to protect existing pedestrian, and where
appropriate, equestrian and bicycle access to all beaches to which the public has a right of
access, whether acquired through grant or through use. LCP 7.7.10. Moran Lake Beach
1s designated as a Primary Public Access. LCP 7.7.15. -

The beach access for pedestrians cominé from the neighborhood southeast of Moran
Lake is along the pedestrian and bicycle p:ath behind the subject property. In fact this
path has county signs on it identifying as the bicycle path. The current vehicle access to
the structure on the lot in question is from East Cliff Drive. The proposed development
seeks to have a driveway for two houses ﬁse this pedestrian and bicycle path as its entry
point. This proposal interferes with the public beach access to Moran Lake Beach. I take
exception to Coastal Findings 2 and 4 of the Staff Report. I also take exception to the
Environmental Review at G3, in that it inlterferes with established recreational uses of the
area. |
4. Sensitive Habitat

The trees on the property are part of a sénsitive habitat for the Monarch butterfly. A
sensitive habitat is defined as an area which provides habitat for rare or endangered
species. LCP 5.1.2(f). The Monarch butt"erﬂy is listed under the heading “Threatened,
Endangered, or Animal of Special Concern in Santa Cruz County.” General Plan,

Appendix B. It further notes that the species is associated with a habitat that is rapidly
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declining in California. The Local Coastal Plan allows for land divisions in sensitive
habitat areas only when the density and design of the subdivision are compatible
with protection of these resources. LCP 5.1.5. As an example, in areas designated
special forest, only one dwelling is allowed per existing parcel of record. LCP 5.1.5(b).
The keeping of non-native trees is specifically called for if they provide habitat. LCP
5.1.14. v —

The trees on this parcel provide critical windbreak for Monarch butterfly roosting. If
the trees on this lot are removed, wind penetration to trees further inland increases,
making them more vulnerable. I think it is important to restate the first thing said in the
Biotic Review Addendum Summary: Loss of trees is loss of habitat. Any tree loss is
“an incremental degrade that could be cumulatively considerable.” Staff Report p. 106.
It is irresponsible to put three houses up on this lot, with some of the remaining trees
directly adjacent to them. These trees will be subject to removal later as risks to those
same houses. Therefore, it is not proper tto view the impact to the habitat in the context of
the number of trees currently proposed to be removed.

[ take exception to the Environmental Review at E5, in that the tree removal will
significantly alter wind patterns in the are;l.

5. Summary ’
The proposed development is not compliant with the Local Coastal Plan for at least the

reasons stated above and in my earlier letter to the Commission.
!

Yoﬁrs Sincerely,

Nyt

Mike Guth
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FOR PLEASURE POINT-26TH AVE

PROTECT THE SURF,TREES,BIKE
PATH,CABIN AND BUTTERFLlES'
WRITE THE COASTAL COMMISSION
725 FRONT ST, SANTA CRUZ,95060
APPEAL THE RODGERS PROJECT
52811 EAST CLIFF, APN:028-302-02
APPLICATION NO.98-0603
CALL 427-4893
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Vanishing forest hurts butterflie
Logging blamed in
sanctuary destruction

By MORRIS THOMPSON
Knight Ridder Newspapers

CERRO SAN ANDRES, Mexico — When up to 5
million monarch butterflies turned up dead here,
some people suspected murder.

The mayor of Maravatio, whose jurisdiction
includes this remote forest, heard that a pesticide had
been sprayed on these magnificent insects and,
relayed by an environmentalist, his tale was transmit-
ted in news stories around the world.

The mayor was probably wrong. But the likely
cause of the insects’ demise — the destruction of the
forests where they spend the winter — may be even
more worrisome,

Mayor Jaime Hinojosa Campa at first suspected
that disgruntled residents may have killed the butter-
flies last month to thwart his efforts to add this tradi-
tional wintering area for monarchs. to government
preserves. With the butterflies dead there would be
nothing to protect, and residents could have unre-
stricted access to the foresItI.l " i "
O | e end, the evidence
IR ISR pointed in a different direc-
“The tion. A government report

blamed a cold snap. But a
government cold snap alone was not

enough to decimate them.
has only two Legal and illegal logging in
or thpee the mountain forests of Mexi-

. co’s central Michoacan state .
people \VOI’klﬂg has degraded and severely

. reduced the size of the habi-
to re-establish tat where the orange-and-

the forest.” black butterflies spend the
vainteé b%f%re(l)leadinlg ﬁtroward
i i anada. ‘The Oyamel fir trees
mg’:m::sg?n pa in which the monarchs lived
were too small to provide pro-
tection when rain fell and a freeze followed.
“Every day, people are cutting more and more,”
Hinojosa said. “And the government has only two or
three people working to re-establish the forest.”
Among the drying stumps and thin trees, the forest
floor in Cerros San Andres is still papered with wafer-
like butterfly carcasses.
By contrast, the Rosario butterfly sanctuary, about
25 miles to the southeast, has a healthy forest. Most
of the monarchs there departed recently on the long
journey north, with its first major layovers along the
Guif Coast from Texas to Florida. As the sun warms
the firs that top the thick forest canopy, thousands of
butterflies flutter from the branches and stream in a
swirling procession along the migration paths, Adult
monarch butterflies that live east of the Rocky Moun-
tains come here for the Oyamel fir trees. Ten million
monarchs concentrate in 2'4 acres where trees are
lenﬁIIul. ’tl;heyd sélay from late November to xm'ct:io or . ASSOCI
dat,e vlwv/haéfe ame?“ﬁ’ﬁ?gﬁéeﬁi’eﬁ?éﬁf%ﬁ?‘iiﬁue?’éﬁ, Monarch hutterfiies drift over a pool of water In the El Rosario ecological preserve in Mexico
Monarch colonies west of the Rockies winter along  Michoacan state. This month, millions of the delicate butterflies will rise above Mexi ]
the California coast. _ like a giant, orange cloud and begin their journey north to the United States and Can
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érsigned, have read Mike Guth’s letter to Jan Beautz regarding
rvation of trees adjacent toc Moran Lake and support this effort.
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We, the undersigned, have read Mike Guth’s letter to Jan Beautz regarding
the preservation of trees adjacent to Moran Lake and support this effort.

Name

dj].ress

NEAT;

FaN

Q%WWW %&

I

i

3 &%’Fu/m 3 cora

Kﬁ:f)/‘é 9.7/

n//)Qr*z%a LRebinsen| 2876 Qhesterfield 5@/&/’)@@@
Cernash TaTucy | /940 4ZW% . ;

(ol om0 sty |\ ot AL
Mike, Sticaa) 199 Relisde A 7 /m/@/ﬁv
/\Z/ﬁ)\» 7&/(?“ NS llZ'/i’\zqra‘rtﬂ ﬁ%ﬁﬁ }\"7&%— E«M P

(Q'V\ LoD u\/ k '

24%0 C’c{l{-'

f

({7 D€ﬁé CLzsvumTox\

\| A w

L‘?d’b 7\ N5 @7"7’\“[\/

%W

, 2¢¢% %LSMCZJ

M, :S“ZG—V\'\ M H‘Ch

N Rl

9-371)5 S.GIFE

_%[QX LClG WZM in

2050 FRE0 Y- 1)

.,v

VN, &5 Fresna |
[ & X
%f\ g\x&/ﬁﬂ 1 R\ %»c%t»
Tiny Bezrdo €
il &
LI CALFORNIA GGASTAL COMMSSION.

EXHIBIT E 26

“Pla




We, the undersigned, agree with Mike Guth’s letter to the Planning
Commission and oppose approval of the proposed development adjacent to
Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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1

We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.

Name Address Signature
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned; agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed developme}nt adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to .

Moran Lake. We do not find this development to be in keeping with the

nature of the community.

Name Address Signature
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.

Name Address Signature
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.

Name A Address Signature
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We, the undersigned, agree with Mike Guth’s letter to the Planning
. Commission and oppose approval of the proposed development adjacent to
Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.

Name Address Signature
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WE, THE UNDERSIGNED , \A/£SH TO EXPRESS OUR CONCERN RELATIVE TOTHE & Wi« ~ . -
RESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO fAG R4, A 28 K &
ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-

CLIMATE( BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS
A RECREATIONAL RESOURCE'FOR PLEASURE POINT AND THOSE WHO SHAIR IN THIS
SPECIAL COASTAL COMMUNITY RESORCE.
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WE, THE UNDERSIGNED, .\WiSH TO EXPRESS OUR CONCERN RELATIVE TO THE
PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO M OR.AN ' LAGOON
FOR ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-
CLIMATE( BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS
A RECREATIONAL RESOURCE'FOR PLEASURE POINT AND THOSE WHO SHAIR IN THIS
SPECIAL COASTAL COMMUNITY RESORCE.
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,
CALL UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-
2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE

. GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE

COMMUNITY.

_ . -
NAME PRINT ADDRESS [ PHONE
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE

NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,

CALL UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-

2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE :

GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE

COMMUNITY.
NAME PRINT I ADDRESS ! PHONE
SIGNATURE E-MAIL
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WE, THE UNDERSIGNED, WISH TO EXPRESS OUR CONCERNS RELATIVE TO THE

ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-CLIMATE

EﬁiERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO MORAN LAGOON;

H FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS A
RECREATIONAL RESOURCE FOR PLEASURE POINT AND THOSE WHO SHAIR IN THIS SPECIAL
COASTAL COMMUNITY RESORCE.
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WE, THE UNDERSIGNED, WISH TO EXPRESS OUR CONCERNS RELATIVE TO THE
PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO MORAN LAGOON;
FOR ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-CLIMATE
(BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS A
RECREATIONAL RESOURCE FOR PLEASURE POINT AND THOSE WHO SHAIR IN THIS SPECIAL
COASTAL COMMUNITY RESORCE.
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
. NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,

CALL UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-

2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE

GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE

COMMUNITY.

________________ I R
NAME PRINT ADDRESS I PHONE
SIGNATURE E-MAIL
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,
CALL UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-
2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE

GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE
COMMUNITY.

NAME PRINT ADDRESS | PHONE
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
HBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,
L UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-
2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE

GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC

WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE
COMMUNITY.

NAME PRINT ADDRESS | PHONE
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WE, THE UNDERSIGNED, WISH TO EXPRESS OUR CONCERNS RELATIVE TO THE
PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO MORAN LAGOON;
FOR ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-CLIMATE
(BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS A
RECREATIONAL RESOURCE FOR PLEASURE POINT AND THOSE WHO SHAIR IN THIS SPECIAL
COASTAL COMMUNITY RESORCE.

| ADDRESS SIGNATURE
MEE [Z‘ET‘C#UM 23715 €& C/\IFFD'Q,J

() %%MS’WU‘L (G627

\)W\ SN S;kuf\ 2061 L&\fc C:{’

o g |z 32D e et
TP Lrb<o 689 s/ | v/,li%év«v
Yyan *Ru(;xév\éf“f\ é@b)’ 99> Jmfw&%
(o] 6 2276
(s N | Dp e
W/L/l/ “76-5C172
? Ihdg | 506- 8l -
%}W 4/5@/5@@/(‘7#’0@ Shoe ey Mﬁzﬁ@t
ool @M% (406 Kby cf#’ Rill wagw

(print) NAME

CALIFORINIA COASTAL COMMISION

EXHIBIT .67



WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,
CALL UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-
2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE
GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE
COMMUNITY.

ADDRESS PHONE
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,
CALL UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-
2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE

GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE

COMMUNITY.
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
|GHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,
L UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-
2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE

GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE

COMMUNITY.

NAME PRINT ADDRESS [ PHONE

SIGNATURE E-MAIL
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WE, IHE PEOPLE FOR Tﬂg PROTECTION OF F*LEAE{RE POINT, MORAN LAégg :
NEIGHBOR HOODS, THE BEACH AND SURF RESOURGES IN THESE AREAS,

CALL UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-

2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE

GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY

PARK. - .

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE

COMMUNITY.
NAME PRINT I ADDRESS ! PHONE
SIGNATURE E-MAIL
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
HBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,

L UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-
2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE
GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE
COMMUNITY.
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,
CALL UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-
2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE

GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
- PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE
COMMUNITY.
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We, the undersigned, agree with Mjike Guth’s letter to the Planning

Commuission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keeping with the

nature of the community.
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WA 8 e S

K oage, Lapyd

/2 A8 el

veed Olegn

22 26" A &

?Jtc‘#mo &Wm/

s

Dva Selhulz

01 onhowm SC

(O] v“v’\o(QV\ LOICLL SC

TUMSH )1

g -
/e § fton

97/ ('zLx/E:r/o?L Sc/m/ A‘{fg

{
209 it Lok

Sieve A l%ézsoz/

773q /ym /04.4‘/2', 4/1%3

CALIFORNIA COASTAL COMMISION

EXHIBIT g6




WE, THE UNDERSIGNED, WISH TO EXPRESS OUR CONCERNS RELATIVE TO THE

PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO MORAN LAGOON;
FOR ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-CLIMATE
(BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS A
RECREATIONAL RESOURCE FOR PLEASURE POINT AND THOSE WHO SHAIR IN THIS SPECIAL
COASTAL COMMUNITY RESORCE.

NAME

(print)

ADDRESS

(sigh ) T Md 4
167 PASATI® P O | |
Ay s Morathad SAvcs cpue o, asoso ((mE oA
o7 ?
S 4So¢e B3
éus oy ,A desrrout 48BA ook éi‘-— iy 4>z 0234
2 SC. TG 2 530
Konr Chon 207 Alauwb A, | Aeq-3603
o 7 ‘ , ’ _
ul A ., Qﬂ Q‘L}@?Q&%QJ tot ~Olb (s -
NI ) |
| c)\«wi - W 44 -~ ol b O

” (& t‘%u& L e Sk
Sc 5800

s 7-095Y

Nageision

e (1K e

—Iywe v\t‘:)oazk

VUL canion R,

74,23 ~S! oj)

Plong thilins | 12 GaunGhSccdta R T e
Doy Numabm | D204 el PLSY (g S35

Lids Wk danalun | 139 Live ok v sc | oo 225

Q. Wlslusee s e Gt/ s

Rebffay gp 712 3P 42 | ¢ 70 2760

/Zﬁf /3/&7/’“/’4’/‘/
- S cp )

7752925

it o ot

LU0 Do oy W

1197750

\Yj

~ VU

CALIFGRNIA COASTAL COMMISION

EXHIBIT &-60

v




We, the undersigned, agree with Mike Guth’s letter to the Planning

Commission and oppose approval of the proposed development adjacent to

Moran Lake. We do not find this development to be in keep‘ing with the

nature of the community.

Name

Address

Signature
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We, the undersigned, agree with Mike Guth’s letter to the Planning
Commission and oppose approval of the proposed development adjacent to .
Moran Lake. We do not find this development to be in keeping with the

nature of the community.

Name Address Signature
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WE, THE UNDERSIGNED, WISH TO EXPRESS OUR CONCERNS RELATIVE TO THE
PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO MORAN
LAGOON; FOR ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY
MICRO-CLIMATE (BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC
SIGNIFICANCE AND AS A RECREATIONAL RESOURCE FOR PLEASURE POINT AND
THOSE WHO SHAIR IN THIS SPECIAL COASTAL COMMUNITY RESORCE.
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WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS,
CALL UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-
2811 EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE

GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.

WE AGREE WITH THE POINTS FOR THE PRESERVATION OF THIS HISTORIC
WINDBREAK FOR MANY BENEFITS TO THE ENVIRONMENT AND THE
COMMUNITY.
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- WE, THE UNDERSIGNED, WISH TO EXPRESS OUR CONCERNS RELATIVE TO THE
PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO MORAN LAGOON;
R ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-CLIMATE
OTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS A
RECREATIONAL RESOURCE FOR PLEASURE POINT AND THOSE WHO SHAIR IN THIS SPECIAL
COASTAL COMMUNITY RESORCE.
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WE, THE UNDERSIGNED

, -WISH TO EXPRESS OUR CONCERN RELATIVE TO THE

PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO M ©R.AN LAGOON
FOR ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-
CLIMATE( BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS

A RECREATIONAL RESOURCE'FOR PLEASURE POINT AND THOSE WHO SHAREIN THIS
SPECIAL COASTAL COMMUNITY RESORCE.
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WE, THE UNDERSIGNED , WISH TO EXPRESS OUR CONCERN RELATIVE TO THE

P

RESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO M ©OR.4N - LAGOON

Q ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-

MATE( BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS
A RECREATIONAL RESOURCE'FOR PLEASURE POINT AND THOSE WHO SHAIREIN THIS
SPECIAL COASTAL COMMUNITY RESORCE. .
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2876 Chesterfield Dr.
Santa Cruz, Ca 95602

LRI

June 9, 2001
Wan and Coastal Commissioners
725 Front St.
Santa Cruz 95060

Dear Wan and Coastal Commissioners,
Enclosed is the paper asking you to repeal the Rodgers Project. T am
concerned about all the mentioned items.

Pleasure Point is a unique, beautiful and special place to live. But as part of
Live Oak I have seen too much high density housing with high impact to our
neighborhood. Since the latest jump in real estate value and money to be made by
developers I have seen people from outside the area grabbing lots or older homes,
tearing them down to put up houses that are out of character with this area. The
architecture is not becoming a beach community.

I realize some changes are inevitable. But without a commission that cares
and understands our situation, our quaint surf personality will disappear and the
charming beauty with it. The O’Neills are one of the main families that made
surfing great! This area is historic. We have some of the best surf and most breaks
in all the West Coast! But without intervention, Pleasure Point will look like LA or
anywhere USA too soon. (Except anywhere USA wouldn’t allow the building to go
on as it has here!)

We have really been neglected and now abused by these buildings. The big 4
houses on 41* street next to Otter’s Lair is a real example! Way out of character.

Our area is full of artists and yet our new homes are without thought to size,
style, and curb appeal. It has become “about making money” at the expense of our
special Pleasure Point without regard to the permanent changes and ugliness.

Please help us curb this behavior. Pleasure Point should not be “Sold Out”!

Thank you,
Marti Robinson
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. 8.7(c);IP Section 13,20,130(b)(1)

SAVE THE WINDBREAK

WRITE TO CHAIRPERSON WAN AND THE COASTAL COMMISSIONERS
THE COASTAL COMMISSION, 725 FRONT ST, SANTA CRUZ, 95060
' APPEAL THE RODGERS PROJECT, A-3-SC0O-01-034

WE, THE PEOPLE FOR THE PROTECTION OF PLEASURE POINT, MORAN LAKE
NEIGHBOR HOODS, THE BEACH AND SURF RESOURCES IN THESE AREAS CALL
UPON YOU TO STOP THE PROJECT ON THE RODGERS PROPERTY AT 2-2811
EAST CLIFF DRIVE, BETWEEN THE S-TURN AND THE BIKE PATH IN THE
GATEWAY TO PLEASURE POINT ADJACENT TO THE MORAN LAKE COUNTY
PARK.
THIS PROJECT WILL REMOVE MANY SIGNIFICANT TREES IN THE HISTORIC
WINDBREAK PLANTED TO PROTECT THE RANCH WHICH PREDATED THE
DEVELOPMENT OF PLEASURE POINT. THIS WINDBREAK CREATES THE MICRO-
CLIMATE THAT THE RESIDENTS IN THIS AREA BENEFIT FROM. THIS FOREST
ADDS A LAYER OF PROTECTION FOR THE HABITAT OF THE MONARCH
BUTTERFLY AS WELL AS MANY OTHER SPECIES. THE PROPERTY STRADDLES
THE BIKE AND BEACH PATH AND IS PART OF THE SCENIC RESOURCES FROM
THE PUBLIC BEACH, LAKE, STATE PARKS( LIGHT HOUSE FIELD, SEA CLIFF AND
NISENE MARKS), AS WELL AS THE SCENIC ROADWAY FROM 33RD TO 41ST ON
EAST CLIFF.
THE REMOVAL OF THE HISTORIC KNOTTY PINE BEACH HOUSE AND REPLACING
ITWITH ATWO STORY STUCCO RECTANGULAR HOME THAT FILLS THE FRONT
OF THE PROPERTY AND WILL OVER LOOM EAST CLIFF DRIVE AND THE
HISTORIC CABINS ON MORAN LAKE. A SECOND STUCCO HOUSE WILL
REPLACE MANY HISTORIC TREES, WITH IT MANY NEGATIVE IMPACTS ON THE
COMMUNITY, AS WELL AS FURTHER IMPACTING THE CABINS, PARK, ROAD AND
BEACH. THE REMOVAL OF THIS HISTORIC CABIN WILL DEPLETE THE
AFFORDABLE HOUSING STOCK AND INCREASE PRESSURE TO DEVELOP THE
ADJACENT CABINS, WHICH WILL REMOVE MORE AFFORDABLE HOUSING, AS
WELL AS INCREASING PRESSURE TO REMOVE MORE SIGNIFICANT HISTORIC
TREES BETWEEN THE TWO PROJECTS AND ALONG THE PARK AT MORAN LAKE,
LEADING TO FURTHER DEGRADATION AND EVENTUAL ELIMINATION OF THIS
IMPORTANT HISTORIC WIND BREAK AS WELL AS INCREASED NEGATIVE
TRAFFIC IMPACTS TO THE COASTAL TRAIL AND BIKE PATH AND DRAINAGEINTO
MORAN LAKE .. THE ENTRY TQO THE HOUSE IN FRONT IS ON A SECTION OF EAST
CLIFF WITH LIMITED LINE OF SIGHT INCREASING CONFLICT WITH TRAFFIC .

FOR THESE REASONS AND OTHERS WE CALL UPON YOU TO REJECT THIS

PROJECT .
Relevant LCP concerns:

Access and recreation, Chapter 2, public recreation as higher priority than private
residential use: LUP Objective 2.22, LUP Policy 2.22.1; LUP Policy 2,22,2; LUP
Policy3.8.7; LUP Policy7.7.1; LUP Policy7.7.4; LUP Policy 7.7.10.
Visual Resources: Objective 5.10.a, 5.10.b; LUP Policy 5.10.2, 5.10.3; IP Section
18.20.130(b)(1),13.20.130(d)(1), Section 30251.
Marine and Offshore Recreational Resources: Objective 5.4; Objective 5.7, Objective
5.20, Policy 5.4.1; Program 5.4(a); Policy 5.3.1; Policy 5.4.14; 5.7.1; Policy 7.23.1;
Policy 7.23.2; Section 30211; Section30213; Section 30240(b)
Community Character: Objective 8.8;LUP Policy 8.8.1; Figure 8-1; LUP Program
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April 28, 2001

California Coastal Commission
725 Front St
Santa Cruz, Ca 95060

Re: A-3-SC0O-01-034 Peter & James Rogers Project
Dear Commissioners,

Please do not approve the Peter and James Rogers’ project in
Pleasure Point.

Pleasure Point has a very unique character, which will be altered by
the construction of large new homes in this area. The project will result in
loss of several significant trees, which help maintain the pleasant
microclimate of Pleasure Point. Additionally, eucalyptus trees on this
property are habitat to the great monarch butterfly, which migrates an
amazing 3,000 miles - from Canada to Mexico and back each year!

Your foresight in preserving the unique resources of Pleasure Point
will benefit future generations.

Thank you,
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WE, THE UNDERSIGNED ,WHISH TO EXPRESS OUR CONCERN RELATIVE TO' THE
PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO CORCORAN
R ITS,SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-
CLIMATE(BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS
A RECREATIONAL RESOURCE'FOR PLEASURE POINT AND THOSE WHO SHAIR IN THIS

SPECIAL COASTAL COMMUNITY RESORCE.
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WE, THE UNDERSIGNED, .lWISH TO EXPRESS OUR CONCERN RELATIVE TO THE
PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO M OR.AN ' LAGOON
FOR ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-
CLIMATE( BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS

A RECREATIONAL RESOURCE'FOR PLEASURE POINT AND THOSE WHO SHAIR IN THIS
SPECIAL COASTAL COMMUNITY RESORCE.
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WE, THE UNDERSIGNED , .\W.iSH TO EXPRESS OUR CONCERN RELATIVE TO THE

@

PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO pi OR.AN ; LAGOON
R ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-
IMATE( BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS

A RECREATIONAL RESOURCE'FOR PLEASURE POINT AND THOSE WHO SHAREIN THIS
SPECIAL COASTAL COMMUNITY RESORCE.
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WE, THE UNDERSIGNED , .W.iSH TO EXPRESS OUR CONCERN RELATIVE TO THE
PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO M ©OR.4N | LAGOON
FOR ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-

CLIMATE( BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS
ARECREATIONAL RESOURCE'FOR PLEASURE POINT AND THOSE WHO SHATREIN THIS
SPECIAL COASTAL COMMUNITY RESORCE.
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WE, THE UNDERSIGNED, .W.ISH TO EXPRESS OUR CONCERN RELATIVE TO THE
PRESERVATION OF THE IMPORTANT FORESTED WINDBREAK ADJACENT TO M OR.4AN - LAGOON
QR ITS SCENIC BEAUTY; ITS BENEFICIAL PROTECTION OF THE COMMUNITY MICRO-
IMATE( BOTH FOR RESIDENTS AND LOCAL FAUNA); FOR ITS HISTORIC SIGNIFICANCE AND AS

A RECREATIONAL RESOURCE'FOR PLEASURE POINT AND THOSE WHO SHAZEIN THIS
SPECIAL COASTAL COMMUNITY RESORCE.
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April 21, 2001

Coastal Commission
725 Front Street
Santa Cruz, CA 95060

Members of the Commission:

I’m writing to appeal the Rodgers project at 2-2811 East Cliff (APN
028-302-02, Application No. 980603.

| use this area on a regular basis: surfing, biking, walking. It is clear to
me and to anyone else who enjoys this stretch of our local coast that this
project should not be approved. This area is developed almost to the point of
ruin. Let’s stop at “almost.”

Meade Fischer

270 Hames Rd. #72c
Corralitos, CA 95076
763-2660
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Peter J. Rogers

511 34™ Ave. 3
Santa Cruz, CA 95062 JUN 1 v 2001
(831) 464-9622 CALIFORNIA
Fax (831) 464-0301 . COASTAL C(MM!SS!ON
CENTRAL COAST AREA

June 15, 2001

Mr. Dan Carl

Coastal Planner

California Coastal Commission
725 Front Street

Santa Cruz, CA 95060

Re. A-3-SC0O-01-034, Rogers Subd.

Dear Mr. Carl,

This letter is to respectfully call your attention to the fact that the appeal to the above referenced
project by Mr. Charles Paulden contained exhibits which were not properly identified by the
appellant. Specifically there are twenty (20) pages of a petition which were gathered by Mr. Mike
Guth objecting to a three lot subdivision of our property and submitted to the County of Santa
Cruz by cover letter dated 9/12/00. (Please see pages 154 to 156, pages 158 to 159, pages 163 to
178, and pages 190 and 191 of the Exhibit H of the County of Santa Cruz Staff Report to the
Planning Commission dated February 28, 2001). These petitions were not gathered in protest to a
two lot subdivision which was approved by the Planning Commission and is the subject of the
appeal by Mr. Paulden. It is our feeling that inclusion of these portions of a petition in the appeal
are misleading and should be identified for what they actually are.

Could you please notify us at your earliest convenience as to when we could pick up a copy of the
Coastal Commission staff report of this appeal. Thank you for your consideration in this matter.

Very truly yours,

P T Y
A/V".

" Peter J. Rogers
CC: James Rogers

CALFOKNIA COASTAL COMMISION
EXHIBIT -1




James R. Rogers
327 Hawthorne Avenue
Los Altos, California 94022

Phone-Fax (650)941-6129
e mail: rogers38@ix.nefcom.com

May 10, 2001

Mr. Dan Carl

Coastal Planner

California Coastal Commission

725 Front Street

Santa Cruz, CA 95060
Re.A-3-SCO-01-034, Rogers Subd.

Dear Mr. Carl,

In regards to one of the items that you thought had the potential of becoming an
issue concerning the current appeal of our project, we offer the attached for your
consideration. We first arbitrarily drew a circle around the immediate
neighborhood surrounding Moran Lake. Next we inspected all the homes within the
circle and noted which ones were one story homes, which ones were two story homes
as viewed from the street ,and, finally which homes were two story homes when
viewed from Moran Lake.

There are approximately 110 lots within the circle we drew. Of the 110 lots there
exist about 111 homes (several lots have no homes and a few lots have multiple
units). Of the approximate 111 homes 56 homes are two story as viewed from the
street (and shaded in red on the attached map) and about 7 homes are two story
when viewed from Moran Lake (shaded in green on the attached map). The balance
of the homes are one story homes and they are not shaded on the attachment.

In summary in the immediate neighborhood of Moran Lake the majority (about
57%) of homes are two story. We believe there is no question as to the precedent for
new two story homes at our proposed project.

Very truly yours,

/

ames R. Rogers

cc Peter Rogers
CALIFGRINIA COASTAL COMMISION
EXHIBIT -1
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Dan Carl Mike Guth

. 725 Eront Street, Suite 300 2-2905 East Cliff Drive
Santa Cruz, CA 95060 Santa Cruz, CA 95062
6/27/2001

Re: County Application No.: 98-0603
Applicant: Peter J. Rogers
APN: 028-302-02

Dan,

This letter is in response to your request that I summarize my correspondences to the Santa
Cruz County Planning Commission with regard to the referenced application. These
correspondences occurred over the last ten months, and I will fill in the time line to the best of
my recollection.

1. Isubmitted a letter, dated 9/10/2000, in opposition to the project. That letter was
immediately followed with another, dated 9/12/2001, that supplemented the original letter
and summarized my view that the project as proposed was non-compliant with the County
Local Coastal Plan. These letters were circulated in the community and approximately 400
signatures were added. The primary concerns cited in the letters were protection of visual
resources, protection of existing beach access, and protection of a sensitive habitat.

. 2. At the Planning Commission meeting last fall, the applicant was asked to stake out the home
footprints on the lot. 1 toured the site with these footprint and height stakes in place. I
outlined my impressions of that tour to the Planning Commission in a letter dated
10/21/2000.

3. Prior to the next Planning Commission meeting, the applicant requested a continuance with
the purpose of scaling back the proposal. This new proposal reduced the number of homes
and lots from three to two, and pulled the homes out of the driplines of the remaining trees.

4. Twrote a letter, dated 2/12/2001, to the community residents who had signed my previous
letters to alert them of my intention to drop my opposition to the proposal based on the
changes. Before this letter was sent, I received last minute notice of the next Planning
Commission meeting on this application. This was an oversight apparently based on a switch
of staff planners on the project. Based on my request, the Planning Commission extended
the public comment period and hearing for two more weeks. During this time I made a good
faith attempt to mail this letter to all local residents who had signed my earlier letters,
sending out approximately 250 first class letters. I omitted non-local residents and those who
gave incomplete or no addresses. Attached to this letter was a sheet notifying the recipients
of the March 14 hearing and stating that I was not dropping my opposition on behalf of them,
and encouraging any who still objected to voice their concerns at this meeting.

5. Iwrote the Planning Commission a letter, dated 2/14/2001 (this is an error; it was presented
at the 3/14 meeting), requesting a strengthening of the conditions on the permit. This request
for additional affirmative covenants was approved.

If I can be of any further assistance please let me know.

. Mike Guth

CALIFORNIA COASTAL COMMISION
EXHIBIT H-1



To:  Moran Lake Neighborhood Residents
From: Mike Guth - mguth10189@aol.com

Subject: Update on Moran Lake Development 2/12/2001

I amn writing this letter to those of you who signed my letter to the Planning Commission

regarding the proposed subdivision at the front of Moran Lake.
The proposed development (Roger’s property):

Origihally proposed as a three way lot split, with three homes, this plan was objected to based
on existing county law. Isaw it as non-compliant with the Local Coastal Plan as proposed. No
vote was taken at the Planning Commission meeting in September, and a continuance was given.
Two of the commissioners went on record as opposed to the project, and one more sounded
critical. But it appeared that their opposition ended if less development was proposed.

Shortly before the final vote scheduled for October 25, the appﬁcant withdrew his proposal in
order to scale it back. He has since re-proposed two homes instead of three, further back from
the bike/ pedestrian lane. This proposal has reduced impact to the trees on the lot, and has put
the home closest to the bicycle/pedestrian pathway, and the park, further into the property. Five
trees in the lot will be removed. The homes are out of the driplines of the remaining trees. I
view this new proposal as a good faith attempt by the applicant to address the issues raised, and
am not planning to oppose it. It does represent a compromise. I do not know the date of its
public hearing yet. ' _

There is a positive aspect to getting finality on this parcel. If all attempts now to develop this
parcel are defeated, it leaves open the possibility that later a dense development could be
approved. With the current proposal, the continuity of the trees along the bicycle/pedestrian
pathway is maintained. If the corner S-turn parcel is acquired, which seems likely, the continuity
of the windbreak at the front of the lake would also be preserved.

As of this writing I plan to limit my actions regarding this development to ensuring that the

new proposal conforms to the conditions presented by the applicant.

Yours Sincerely,
Mike Guth

CALIFORNIA COASTAL COMMISION
EXHIBIT 4.2




8 February 2000 % ¥ CCC STaEE NOTE: TS REPDEYr, ASWEIL
: To:  PaiaLevine AS TAE PAENIOVS FEFOLTS BY ME. DAY TON
. Santa Cruz County Planning Dept. OaTED 11/1[qe 4 {/S'/C(qi ADORESS TWE
701 Ocean Street 604 )
Santa Cruz, CA 95060 QINAUA PROPOSED 3 .LoT, 2 SFD PROTECT.
(831) 454-2580 . (MPaAcKS FOR. TUE Cursleny 7. LoT, 2S¥D
PROPOS AL ANE PRESVMELD LESSENELS

From: John Daytdn W o
284A McGivern Way CAAAAT | .
Santa Cruz, CA 95060 : 1
(831) 426-1543
jjdayton@concentric.net

Re:  Addendumto Mitigationé for APN 28-302-02 Tree Removal

Dear Ms. Levine,

Atyour request, ] am writing to update my findings regarding the significance of tree removal on
the Rogers property (2-2811 East Cliff Drive; APN 28-302-02), in the context of recent tree
removal events at Moran Lake.

Summary
(1) For wintering monarch butterflies, the trees are the habitat. Loss of trees is loss of habitat.

(2) Many trees are being lost each year from the Moran Lake monarch habitat. Atleast47 medium
to large blue-gum eucalyptus trees were lost during 1999 alone.

' (3) Very few new trees become e§tab1ished in the habitat each year, and most of the trees that are
lost are not mitigated by the planting of new trees. The value of each tree remaining in the habitat
increases with each tree removed. The vaile of a tree is also a function of the role(s) it plays in the
habitat.

(4) None of the 1999 tree removal events has significantly altered the impacts of proposed tree
removal on the Rogers project site or the mitigations that I have recommended.

£3) The removal of 8 live trees (Option A) from the project site will create a less than significant
impact on the Moran Lake habitat as a whole and is unlikely to measurably alter utilization of the
project site as a bivouac/refuge area. ~—.... R =

significant impact on the Moran Lake habitat as a whole, so long as the Moran Way windrow .
remains intact. However, Option B will reduce habitat heterogeneity on the project site to a greater
degree than can be mitigated by placement of buildings and the establishment of residential
plantings. Option B will also increase the likelihood that adjacent trees in the Moran Way windrow
will be lost as a result of increased wind exposure (wind-throw).

(6) The removal of 26 live trees (Option B) from the project site will also create a less than

(7) The removal of 21 live trees from the southern portion of the project site and the preservation
of 3 trees at the north end (Option C) will also create a'less than significant impact on the Moran--
Lake habitat as a whole, so long as the Moran Way windrow remains intact. However, by '
preserving trees (#23-27) that provide south wind protection for the adjacent windrow trees, the

Environmental Review Inital Studv
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likelihood of tree loss from Wind-throw will be substantially reduced. In addition, the inherent
reduction of habitat heterogeneity that accompanies tree loss will also be lessened.

(8) Planting sapling trees—as mitigation for tree removal on the project site—along the shore of

Moran Lake adjacent to Peralta Way, will require at least ten years of good growth to begin to be

effective in reducing south wind at the Lakeside Roost area. Creating a wind barrier in this area .
will effectively shift some of the burden of south wind protection for the Lakeside Roost Area

away from the Moran Way windrow trees. Adding trees along this shoreline will alsc increase

habitat heterogeneity in this area and enhance its function as bivouac/refuge habitat.

Significance of the Monarch Winterine Habitat at Moran Lake

The monarch habitat at Moran Lake currently supports the third largest overwintering population
{ca 17%) of monarch butterflies in Santa Cruz County, and a considerable portion (ca 5%) of the
western migratory population. The wintering population at Moran Lake is typically more than
twice the size of any other such population in the mid-county area. Wintering populations of
similar magnitude to that at Moran Lake occur at only about 25 other sites distributed along the
California coastline from north of San Francisco to San Diego. Although monarchs, as a species,
are not currently threatened with extinction on a global level, they are recognized as a “species of
concern” by the California Department of Fish and Game (CNDDB Rank: G5S3) because of the
restricted range and rarity of their wintering habitats .

Historically, four roost areas were utilized at Moran Lake (Figure 1); three of these roost areas
(Lakeside, South Creekside and North Creekside) provided autumnal roost kabitat, while the
fourth (Lode Street) provided mid to late season roost habitat. In recent years, two of these roost
areas (Lakeside and South Creekside) have ceased to function in their traditional capacities as.a
result of tree loss from wind-throw and tree removal by residents.

Tree loss in the Lakeside Roost Area (especially during the winter of 1997) has degraded this roost
area to the point that it is now rarely used as autumnal roost habitat. However, the Lakeside Roost .
Avrea still functions as a bivouac/refuge area and a 1998 restoration planting of eucalyptus and

redwood should eventually restore its function as an autumnal habitat. As a consequence of tree

removal on its southeast side during March and April 1999, the South Creekside Roost Area,

which typically provided autumnal habitat for most of the Moran Lake monarch population, is no

longer being utilized; this is discussed further below. ,

As discussed in my original report (17 Nov 98), monarch survival through the overwintering
period is primarily a function of being able to find a wind protected habitat, with suitable
microclimatic conditions, that is sufficiently heterogeneous to permit shifts of roost location in
accord with prevailing weather conditions and seasonal variation in insolation. For wintering
monarch butterflies, the trees are the habitat. If no adequate roost locations are presentin a given
habitat, no monarch wintering population will develop.

Tree/Habitat Losses at Moran Lake During 1999

During 1999, at least 47 medium to large blue-gum eucalyptus trees (Fucalyptus globulus) were
removed from the Moran Lake monarch wintering habitat as a result of seven separate tree cutting
events. The details of these tree removals—including significant incidents of sapling/small tree
removal —are sumumarized chronologically in the list below.

(1) March/April 1999: The resident(s) at 541 Palisades Avenue (APN 28-291-61) removed
approximately 20 (20-30) medium to large blue-gum eucalyptus trees along the southeast margin of
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the Creekside Roost Area just east of Moran Creek. These trees provided critical shade and wind
protection for the South Creekside Roost Area. Loss of these trees has reduced the availability of
suitable roost habitat at Moran Lake by at least one third. Thisis a significant impact. Because of
space limitations, the only feasible mitigation for this impact is to allow the stump sprouts to re-
grow and recreate the protection their parent trees once provided for the Creekside Roost Areas.
No off-site mitigation planting can compensate for the loss of these trees.

(2) March 1999: Vandals burned through the trunk —probably with a propane torch—and so
felled one medium blue-gum eucalyptus tree in the center of the South Creekside Roost Area. This
tree provided roost limbs for wintering monarchs in past years.

(3) July 1999: Four large blue-gum eucalyptus were removed from the southeast margin of
Moran Lake by the resident at 111 Moran Way. These trees contributed to south wind protection
for the north end of Moran Lake (including the Lakeside Roost Area) by helping to fill a gap in this
wind barrier that was created by tree removal for the construction of homes at 1 Moran Way and
the strip of properties to its south. Removal of these trees has reduced wind protection provided
by the grove of trees—of which the Rogers project site is a part—along southeast border of Moran

Lake.

(4) September 1999: County Parks staff had 4 dead blue-gum eucalyptus trees removed (2

large and 2 medium) from the margin of the South Creekside Roost Area just west of Moran
Creek. The trunks of these trees provided shade and wind protection to the interior of the roost
area. Atleast one large blue-gum eucalyptus was also removed from the windrow between Moran
I ake and Peralta Way south of the Lakeside Roost Area. All of these trees were removed as
hazard trees in response to neighbor complaints.

(5) September 1999: Thirteen medium/large blue-gum eucalyptus trees (trunks) were
removed from the eastern section of the grove at the southeast end of Moran Lake (the Yates
property—see Figure 1 —at the intersection of East Cliff Drive and Moran Way; APN 28-301-04)
at the request of a resident at 1 Moran Way (Frank Menacho). These trees contributed to south
wind protection for the north end of Moran Lake (including the Lakeside Roost Area) and
contributed to east wind protection for the southeast grove (including the Rogers project site).
PG&E later (October) removed approximately 5 smaller trees along Moran Way in the same stand.
The loss of these trees is to be mitigated by planting trees along the shoreline of Moran Lake '

adjacent to Peralta Way.

(6) September/October 1999: Atleast 10 blue-gum eucalyptus sapling/stump-sprout trees
were cut down—and dumped on County Park Property —at the Lakeside Roost Area; this was
apparently done to create a view of the lake for the residents at 450 N. Baker St. These trees
provided roost habitat and wind protection for monarchs at the Lakeside Roost Area.

(7) Oectober/November 1999: Atleast one large multi-trunk blue-gum eucalyptus tree
(possibly more) was removed by the resident(s) at 415 Palisades Avenue east of the Lakeside
Roost Area. This tree contributed to south wind protection for the South Creekside Roost Area
and east wind protection for the Lakeside Roost Area.

(8) August/September 1999: Two medium/large blue-gum eucalyptus trees and
approximately 8 medium trunks were removed along the south margin of the Lode Street Sanitation
Facility. This removal was undertaken at the request of County Sanitation Facility Staff (Connie
Silva) in response to safety concerns voiced by neighbors. These trees contributed te south wind
protection for wintering monarchs in the Lode Street Roost Area at the northeast corner of the
county yard. Removal of these trees was partially mitigated by planting redwood saplings and
eucalyptus seedlings in the same area.

Environmentai Review Inital Study
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With regard to the monarch wintering habitat at Moran Lake, the most significant of these tree

removals was event #1: the removal of more than 20 trees from 541 Palisades Avenue (APN 28- .
291-61). Removal of these trees has made the South Creekside Roost Area (Area C, Figure 1)

unsuitable as monarch wintering habitat; no monarchs roosted in this area during the 1999-2000

winterng season, whereas 19,000 monarchs roosted in this area from early October through mid-

December during the previous season (1998-1999). At best, it will take 3-10 years for the stump .
sprouts of these trees to gain enough height to begin to provide adequate shade and wind protection

for roosting monarchs in the South Creekside Roost Area. This event however does not

significantly affect my assessment of the impact of tree removal from the Rogers project site, since

the main effect of tree removal on the Rogers property concerns wind protection for the Lakeside

Roost Area; however, loss of these trees increases the value of all the other trees in the habitat,

including the trees on the Rogers project site.

With regard to the Rogers project site, the most relevant of the 1999 tree removal events is #5: the
removal of more than 13 blue-gum eucalyptus trees (trunks) from the disjunct eastern section
(Yates property) of the southeastern grove of which the Rogers project site is a part. This section
of the grove (Area I, Figure 1) is situated to the east of the windrow of trees that lines the
north/west side of Moran Way (a.k.a.: Lake Avenue). These trees serve to extend eastward the
south wind protection provided by the Moran Way windrow (Area G, Figure 1). Because the trees
that were removed were distributed linearly in a roughly northeast-southwest orientation, their
removal did not create gaps in the wind barrier; however the removal of these trees did reduce —
though not significantly —the depth and, to some extent, the height of the barrier.

In addition, these trees contributed to east wind protection for the bivouac/refuge area of which the
Rogers project site is a part. However, since most of the trees in this eastern section of the grove
were unaltered by the removal, east wind protection for the bivouac/refuge area should not be
significantly diminished; this is thus a de minimus effect. S

With respect to the role of these trees in providing wind pfotection for the northern section of

Moran Lake, removal of trees from the eastern sectionof the grove increases the unit value of the

remaining trees in thé Solitheast grove and tHuS Teépresents an incremental degrade that could be .
cumulatively considerable in the context of future tree removals in this section of the arave.

Implementation of the recomimended mifigation measure for évent #3 — pianung trees along the

margin of Moran Lake east of Peralta Way —will mitigate the loss of these trees by creating a south

wind barrier in closer proximity to the Lakeside Roost Area. Note that this is the same rationale

used for the mitigation planting that I have recommended for tree removal on the Rogers project

site.

The Rogers Project Site

None of the 1999 tree removal events listed in the section above has significantly altered the iropact
of proposed tree removal on the Rogers property or the mitigations that I have recommended.

Although the trees on the Rogers project site add depth, and an increment of height, to the south-
wind barrier created by the Moran Way windrow (and the southeast grove as a whole), their
removal is not likely to measurably increase wind flow in the monarch roost areas at the north end
of Moran Lake, so long as the Moran Wav windrow remains intact. Thus, when considered aloze,
their removal will create a less than significant impact on these roost areas. However, their
removal could be cumulatively considerable in the context of future tree losses in the southeast

grove.

With this in mind, I have recommended mitigation planting as a precautionary measufﬁ_to_r_es_iuae
the importance of the Moran Way windrow (and the southeast grove as a whole) as south wind
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protection for the Lakeside Roost Area. Adding trees along the shoreline of Moran Lake adjacent
- to Peralta Way (Area F, Figure 1) will shift some of the burden of south wind protection for the
Lakeside Roost Area from the southeast grove.

With regard to their role in creating monarch wintering habitat at Moran Lake, the trees on the
project site serve their most important function by providing south wind protection for the Moran
Way windrow trees themselves. Removal of trees from the Rogers project site mcreasesthe
likelihood that trees adjacent to the project site, 1n the Moran Way windrow. could fal] 35 a result of
incréased wind exposure; s would be an mairect puysical cnange. iwowever, this does not mean

that they will fall if the Rogers property trees are removed; they will simply be more vulnerable to
such wind-throw because their south wind buffer will be reduced in proportion to the number of
trees removed from the Rogers property.

Fvaluation of Tree Removal Ovtions for the Rogers Project Site

Mr. Rogers has informed me that it is his intention to remove only the 8 live eucalyptus trees (#2,
3,10, 11, 14, 15, 16 & 17), plus dead trees #9, 28, 29, that were recommended for removal by
Barrie Coate in his 1 February 1999 report (see Figure 2). This strategy —hereafter referred to as
Option A—would create the least impact possible, while still allowing the proposed development
on the property. However, as Mr. Davilla pointed out in our 29 March 1999 meeting with the
County Planning Staff, post construction tree removal by future residents—who, unlike Mr.
Rogers and Mr. Coate, may perceive the trees as hazardous —is likely. Thus. in the long run, it
mav be a more prudent strategy to remove those trees that are likely to be perceived as
“threatening” by future residents before construction begins. This would represent the “worst
case” option— hereafter referred to as Option B—and entail the removal of ali 26 live trees (#1-3,
10-27) plus dead trees #9, 28, 29. (Note: tree #17 is a stump with 20" water sprouts and trees #30
& #31 have already been removed by the County.) :

With respect to the function of the southeastern grove —which includes the Moran Way windrow,
the Rogers property, the Yates property and the intervening properties (Figure 1)—as a monarch
bivouac/refuge area, jt is likely that even Option B would not measurably reduce utilization of the
_grove by monarchs. 1n part, this 1s because occupation of Bivouac/retuge areas—by definition—
varies widelv in time; however, the removal of 26 trees (Option B) would represent an incremental.
raduction in habitar heterogeneity as compared with the removal of only % trees (Option A). High
habital heterogeneity increases the likelihood that some portion of the habitat will remain suitable
for roosting monarchs during otherwise unfavorable weather conditions. A reduction in habitat
heterogeneity is thus Jikely to reduce occupation of the site as a bivoaac/refuge area. _ -

The presence of buildings on the project site, In conjunction with typical residential yard plantings,
should increase habitat heterogeneity sufficiently to fully mitigate the decrease under the conditions
of Option A;under Option R the reduction of habitat heterogeneity will be incompletely mutigated
by the presence oI buildings and yard plants. However. in either case. tnis requcuonin habitat
heterogeneitv will be a less than significant impact. It is important to note that the_suitability of the
southeast grove as monarch bivouac/retuge habitat is entirelv dependent on the presence of the
Moran Way windrow trees; neither the Rogers property trees, nor the proposed resiaences, will
tuncton etfectively as monarch habitat in the absence of the windrow trees.

With respect to the function of the southeast grove as wind protection for the Lakeside Roost Area,
the removal of 26 trees (Qption B) as compared to & trees (Uption A), wonid incrementally.
_decrease wind protection by reducing grove depth and height; however, this decrease will still be
less *han significantse long as the Moran Wayv windrow remains intact. If trees are removea, or
lost through natural causes, from the Moran Way windrow, a signiticant increase in wind flow in
the Lakeside Roost Area could result; this would be a significant impact. It is the responsibility of
. the County to see that these trees are preserved, since suostanuat 10ss of trees from this windrow
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would not be fully mitigated by the off-site planting that ] have suggested as mitigation for tree
removal og the Rogers project site.

The presence of the proposed buildings (3 two-story residences), will help diffuse south wind near
ground level. Although this will help conserve the function of the grove as a bivouac/refuge area,
the buildings will not be tall enough to function effectively as wind protection for the Moran Way
windrow trees adjacent to the property. _

The impact of Ontion B on the wind protectian for the Moran Wav windrow can he mitjgated by

Tes gtrees-#23.277at the north end ol the project site (Option C). L'hese trees are all at least
35feet from the nearest building footprint and none has been rated as hazardous by the arborist.
Moreover, these trees are protected from north wind by the presence of the Moran Way windrow
and are thus unlikely to fall toward the buildings. Note that these trees would also be preserved
under Option A. To ensure the continued preservation of trees #23-27, 1 recommend that these
trees be protected by implementation of a conservation easement or by deed to the County. Mr.
Rogers has given tentative verbal consent to this recommendation. I further recommend that trees
#181, 184, 185 and 186 (see Figure 2) in the County right-of-way (between the project site and
Moran Way) also be preserved. '

Preservation of these trees at the northern end of the project site will reduce the likelihood of wind-
throw in the adjacent Moran Way windrow, and thus reduce the likelihood of this indirect change,
to a less than reasonably foreseeable level. Preservation of these trees will also help ensure that the
trees that | have recornmended planting as mitigation will have time to mature and assume their role
as wind protection for the Lakeside Roost Area.

Sionificance of the Moran Wav Windrow

In the absence of the Moran Way windrow trees, the Rogers property trees will not provide an
effective barrier to south wind for the Lakeside Roost Area. In the context of this discussion, the
key to maintaining south wind protection for the Lakeside Roost Area is preservation of the
windrow trees that border Moran Way to the north and west.

This windrow is mostly, if not entirely, within the county right-of-way for Moran Way. In
addition, the windrow trees are all within the bounds of Moran Lake County Park; they are in
essence “owned”, and managed, by the County of Santa Cruz. Likewise, the Lakeside Roost
Area, the Creekside Roost Areas, the bivouac/refuge habitat along the western margin of Moran
Lake, and the area ] have designated for mitigation planting (Figure 1) are all within the bounds of
Moran Lake County Park. Given that all these trees are within the bounds of County property, it is
difficult for me to accept that “the Planning Department has no means of ensuring that off-site trees
will not be removed in the future.” At the minimum, the County could designate the County Parks
Department as “Trustee Agency” for these habitats and require the preparation and implementation
of an appropriate management plan that would ensure preservation of these trees.

The County also needs to take steps to ensure that the importance of these trees is acknowledged in
the Moran Lake County Park master plan. If the trees of the Moran Way windrow are removed,
the resultant increase in wind disturbance at the north end of Moran Lake is likely to significantly
reduce monarch utilization of the Lakeside Roost Area, and could also adversely affect utilization
of the South Creekside Roost Area; this would be a significant impact. In addition, increased
south wind would raise the likelihood of wind-throw among the trees that line Moran Lake to the
north. It is the County’s responsibility to ensure that this does not happen, and it is the County’s
responsibility to ensure that any mitigation trees planted on County property are not removed
arbitrarily. '
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Mitigation for Tree Removal on the Rogers Project Site

With regard to the mitigation tree planting that I recommended in my 17 Nov 98 reportand my 5
May 99 follow-up letter, the planting of these trees is intended to mitigate the adverse effects of tree
loss from the section of the Moran Way windrow adjacent to the Rogers property. Itisintended as
a precautionary measure. Thus, if a wind-throw gap is created in the Moran Way windrow (as a
result of tree removal on the Rogers property or for any other reason), the trees planted as
mitigation will, at maturity, impede wind flow through the gallery forest adjacent to Peralta Way to
a degree sufficient to offset the increase in wind due to the gap. This reduction in wind flow will
benefit roosting monarchs in the Lakeside Roost Area regardless of what happens to the trees along
Moran Way; however, the mitigation trees will not fully mitigate complete loss of the windrow, or
its eastward extension (APN 28-301-04), regardless of the status of the trees on the Rogers

property.

The mitigation planting that I suggested will require at least 10 years of good growth to begin to
become functional as a wind barrier, and will likely require 20-30 years to completely fulfill its
intended function. Given that the Lakeside Roost Area is presently in a state of recovery from
previous tree losses, the mitigation planting that I have suggested will become functional at around
the same time that the 1598 restoration planting (see Figure 1) begins to become functional. The
success of this mitigation is critically dependent on the establishment and consistent implementation
of a long term management plan for the Moran Lake County Park—in conjunction with the Lode
Street Sanitation Facility —which ensures that the mitigation trees will be cared for, and that the
surrounding trees of the gallery forest will also persist through time. Given that more than 47
eucalyptus trees were removed from the Moran Lake monarch wintering habitat during 1599 alone,
it seems unlikely that this wintering habitat can long endure in the absence of a such a plan.

Other Ovtions

Another option for protecting the Moran Way windrow adjacent to the Rogers property is to phase
“development on the property by developing the two more southerly lots first. This would allow
time for the mitigation trees to grow and assume their role in providing wind protection for the
Lakeside Roost Area, while maintaining the wind buffer provided by the trees at the north end of
the property. Unfortunately, this would result in at least a ten year delay in constructing the third
unit. Given that removal of all the trees from the Rogers property is unlikely to resultina
significant increase in wind disturbance at the Lakeside Roost Area—so long as the Moran Way
windrow remains intact—delaying this development for the sake of reducing the probability of
wind-throw seems unjustifiable. Moreover, preserving trees #23-27 would also reduce the
likelihood of wind-throw in the adjacent portion of the Moran Way windrow, without delaying the
development.

Planting trees along the north side of the Moran Way windrow, to reinforce it, seems untenable
because shading by the windrow trees would severely reduce the growth rate of trees planted in
this area. However, trees could be planted along the margin of the lake, northwest of the
windrow, where they would receive ample sunlight. This option would require the planting of
many more trees than would be needed to create a similar barrier in the gallery forest along Peralta
Wav. and would likely fuel public opposition from residents along the southeast side ot Moran
raxe, since these trees would eventually interfere with their ocean view. In addition, such a
planting would require at least 20 years of good growth to begin to become effective as a south
wind barrier. '
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Conclusions:

Complete loss, or even substantial loss, of trees from the Moran Way windrow will significantly
increase south wind disturbance in the Lakeside Roost Area and make it unsuitable as monarch
wintering habitat. It is the integrity of the Moran Way windrow that is critical in creating south
wind protection for the roost areas at the north end of Moran Lake; the trees on the Rogers property
help protect the windrow, but if the windrow were lost, the Rogers property trees would be of little
value in reducing wind flow toward the north end of the lake. Even the worst case option—
removal of all 26 live trees from the Rogers property (Option B)—is unlikely to significantly
increase wind flow in the Lakeside Roost Area, so long as the Moran Way windrow remains
intact. Preservation of trees #23-27 either through Option A or Option C will reduce the likelihood
of gap formation in the windrow to a less than foreseeable level and help preserve habitat
heterogeneity within the bivouac/refuge area.

Finally, the mitigation planting that ] have recommended will not fully mitigate the complete loss of
the Moran Way windrow; it is intended to mitigate the possibilitv of gap formation—due to wind-
throw —that could result from removing trees rrom the Kogers property. ulumatety, the
preservation of the Moran Way windrow, and the monarch roost areas to the north, is critically
dependent upon the creation and implementation of a consistent management plan—for both Moran
Lake County Park and the Lode Street Sanitation Facility —that takes into account the needs of
wintering monarchs and acknowledges the sensitivity of their habitat.

Please feel free to call if you have any further questions.

Wbt

John Dayton
Biologist
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3 May 1999 ¥ CCC STAFE NOTE ! TMIS BEPORT) as wet

To:  Peter Rogers M ME I‘z{ BeNOOT IDENT IFED HELEIN AND
© 51134th Avenue ME SUBSEQUENT UPDATE Dateo 2[92cc0
San}a Cruz, CA 93062 ACDRESS TUR oe\qw/w»? PROPOSED 3. L;‘\“
(831) 464-5622 3 SFED PROJECT . IMPACTS For. ™ME CULLENT—
From: John Dayton 0T TSP PROPOAA A PRESUMBS
125 Mymle Sureet #B LRSSENED DW‘W
Santa Cruz, CA 95060 : |
(831) 426-1543

Re:  Mitigations for APN 28-302-02 Tree Remeval
Dear Peter,

[ am writing to clarify the mitigations that I recommended in my 17 Nov 98 evaluation of
your proposed development of property (APN 28-302-02) at the south end of Moran Lake
in Santa Cruz County.

Based on our discussion of the proposed project (during our meeting with the County
Planning Staff on 26 Mar 55), we agree that the impacts on monarch butterfly |
overwintering habitats at Moran Lake--resulting from the removal of as many as 20 blue-
gum eucalyptus trees from the Project Site--may be adequately mitigated by planting trees
along the margin of Moran Lake north of the Project Site. We also agres that vou should
fund the planting of 40 trees--two sapling trees for each mature tree that may be removed
from the Project Site--to miti gate these impacts. '

On 20 Apr 59, 1 met with Gretchen Ilif (Maintenance & Facilities Superintendent for Santa
Cruz County Parks Department) to discuss the plantng of these trees. As we walked along
the western margin of the Moran Lake, | pointed out the areas where the plantng should
take piace. She wasin general agreement with the plan [ am suggesting.

While removal of trees from the Protect Site will reduce roost options (habitat
heterogeneity) for monarchs in the grove of which the Project Site is a part, it is unlikely to
preclude monarchs from using the grove, and it is unlikely to substantially reduce the
number of monarchs that will utilize it. Removal of trees from the Project Site will,
however, increase the importance--and vulnerability to windthrow--of trees along Moran
Way (AKA: Lake Avenue) adjacent to the Project Site; these trees provide south wind
protection for monarch habitats at the north end of Moran Lake.

With these issues in mind, [ propose that twenty fifteen-gallon sapling trees be palnted
along the northwest margin of Moran Lake between Lakeview Drive and Placer Street (see
attached map of Moran Lake). Appropriate species include: red alder, Alnus rubra;
Fremont cottonwood, Populus fremontii ssp. fremontii; western sycamore, Plaanus
racemosa; shining willow, Salix lucida ssp. lasiandra; and arroyo willow, Salix lasiolepis.
Igeally, four fifteen-gallon specimens of each species should be purchased and strategically
planted--under supervision of a monarch specialist--by a qualified arborist during the early
part of winter (November-December). If fifteen-gallon specimens are unavailable, smaller
specimens may be planted; however, all specimens must be at least five-gailon container
size. The trees should each be staked and fenced ta avoid damage by park visitors and, if
possible, each should be drip irrigated through the first summer and fall. These rees
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should eventually provide south wind protection for the Lakeside Roost Area and should
alsa reduce wind in the Creekside Roost Area. '

In addition, | propose to plant three fifteen-gallon sapling tress (river red gum, Eucalyptus

camaldulensis) along the eastern margin of the Lakeside Roost Area; these trees should

eventually act as roost trees (and nectar sources) for monarchs during the fall period. .
Because these trees will be planted adjacent to established blue gum eucalyptus, it will be

necessary to plant them with amended soil in holes at least three times the diameter of their
containers, .

Funds to plant the remaining seventeen trees should be made available to the County Parks
Department for replanting trees lost from the initial planting and/or trees lost from the
windrow along Moran Way. -

While this mitigation planting should eventually compensate for tree lcss on the Project
Site, I strongly recommend that five trees adjacent to Moran Way at the north end of the
Project Site (#23-27 on the attached map: Barrie D. Coate & Associates, 27 Jan 99, Job
#01-99-010) remain unaltered so that they can continue to provide wind protection for the
windrow trees north of Moran Way. For similar reasons, | 2lso recommend that wees
standing between the north boundary of the Project Site and Moran Way--a part of the
Cecunty road easement--also remain unaltered (1.e., neither arbitrarily limbed nor removed).
Preservation of these trees should help diffuse south wind and thus protect the windrow
trees porth of Moran Way.

If you have any further questions regarding these recommendations, please feel fres to call.

Dayton //
Monarch Specialist
Environmental Review inital Study
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PURPOSE : :
This report reviews the habitat requirements of overwintering monarch butterflies, discusses

these requirements with regard to potential adverse effects that may result from tree removal on 2

strip of property (APN 28-302-02) at the southeast end of Moran lake, and provides .

recommendations for mitigating these effects.

* INTRODUCTION
The life history of the monarch butterfly (Danaus plexippus L.) can be divided into two

temporally defined periods: a spring/summer reproductive period and a fall/winter diapause
(overwintering) period. During the spring and summer, monarchs exploit the widely distributed
North American milkweed (Asclepias spp.) flora as food for their larvae. In the fall, the adult
butterflies that are produced during the summer migrate to wintering habitats in coastal
California or central Mexico to spend the winter months. The availability of overwintering
habitats is particularly important for monarchs, since they are unable to survive prolonged
periods of freezing temperature in any stage of their life cycle. Thus, in order to exploit the
North American milkweed flora during the spring and summer, monarchs must migrate to
warmer climates to overwinter (October through February). As is the case with other migratory
animals, both the breeding grounds and wintering habitats of monarchs are crucial in the

maintenance of viable populations.

In comparison to the broad geographic range of the summer breeding grounds, overwintering
habitats are narrowly distributed and relatively rare; they are the "Achilles' heel" of the monarch

migratory phenomenon. Loss of these habitats could result in a'virtual collapse of the annual

migration cycle and would, in any case, vastly reduce the numbers of monarchs in North
America. As human population pressures continue to increase the frequency of overwintering
habitat degradation and destruction, the success of the monarch's annual migration increasingly

requires active conservation of overwintering habitats both in Mexico and along the California

coast.

Monarch survival during the winter depends on their ability to find habitats where they can avoid
physical damage from weather and predators, while optimizing utilization of their limited fat
reserves. Since they are "cold blooded” animals, monarch activity is largely a function of
ambient temperature. During periods of low temperature (<60°F), monarchs must roost in wind
protected locations that provide some periodic exposure to sunlight; during periods of warm
weather they seek cool, shady roost areas in order to keep their metabolic activity levels low
enough to conserve their limited fat reserves. Thus, monarch survival through the overwintering
period is primarily a function of being able to find a wind protected habitat, with suitable
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microclimatic conditions, that is sufficiently heterogeneous to permit shifts of roost Jocation in

accord with prevailing weather conditions and seasonal variation in insolation. In California,

such environments are typically found in coastal Eucalypius groves. Although Eucalyprus
groves are quite common along the coast of California, very few of them are utilized by
monarchs as overwintering habitats. The specific range of environmental conditions that the

monarchs seem to be seeking is apparently only rarely realized in nature.

Itis a common misconception that monarchs roost on, and therefore require, only a few specific
trees (roost trees) in an overwintering habitat. Lohg-term. studies show that, over the course of a
winter, monarchs roost in several, to many, different trees within a grove and shift their roost
locations in response to prevaiﬁng wind and temperature conditions. In fact, most of the trees in
a typical overwintering habitat do not ever function as roost trees; instead, they function in .
creating the microclimatic conditions that make a particular habitat suitable. Although non-roost
trees affect a number of microclimatic conditions that are important in creating a suitable
overwintering habitat (e.g., buffered temperature, high relative humidity, and shade), their most
important function is in providing wind protection for the roost trees. A monarch overwintering
habitat is thus cdmposed of both roost trees and non-roost trees and both are important in making

the habitat suitable for the monarchs.

THE MORAN LAKE OVERWINTERING HABITAT :
The Moran Lake overwintering habitat regularly attracts and supports the second largest

monarch butterfly coloay in Santa Cruz County; on average 40,000 butterflies spend the winter

at this site. Due to its continual occupation by monarchs throughout the entire overwintering
period (October through mid-February), this habitat is designated as a "full-term” (or
“permanent”) overwintering site. Full-term overwintering habitats are the most crucial type of

wintering habitat with regard to preservation of monarch populations.

The monarch overwintering habitat at Moran Lake includes the trees surrounding the Lode Street
Sanitation Facility (AKA: East Cliff Transmission Facility), the trees that line Moran Creek
(adjacent to the Lode Street Facility to the east) and the trees that line the “lake” south to East
Cliff Drive. Most of these trees are blue-gum eucalyptus ( Eucalyptus glébulus}.

Although monarchs only roost in a relatively small number of the trees in this habitat, many, if
not most, of the other trees play an essential role by providig wind protection for the roost trees.
The most frequently utilized portions of the grove provide a multi-layer canopy created by
mature trees and saplings. Understory vegetation (which contributes to microclimatic conditions

in the habitat) is dense in most areas and consists primarily of poison oak (Toxicodendron
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diversilobum), English ivy (Hedera helix), German ivy (Senecio mikanioides) and French broom . :
(Genista monspessulana). The English ivy provides nectar for the monarchs in the fall and

German ivy, and blue-gum eucalyptus, provide winter nectar.

Monarchs are present in the Moran Lake habitat from October through mid-February in most .
years. Traditionally, they began to congregate during early October in the trees at the north end
of the lake (Lakeside Roost Area) and in several locations along Moran Creek east of the Lode
Street Facility (Creekside Roost Area). The Lakeside Roost Area has been used infrequently in
recent years owing to habitat degradation resulting from removal of saplings, pruning of lower
tree limbs, and tree loss from wind throw, development and permitted removal based on resident
safety concerns. The Creekside Roost Area continues to provide suitable conditions for
monarchs from early October through early November. Storm winds and declining tenﬁperature
in November generally force the butterflies to shift their roost locations northwest through the
grove surrounding the Lode Street Facility. From the end of November through early February,
most of the colony typically roosts near the northeast corner of the Lode Street Facility (Lode

Street Roost Area).

GENERAL RECOMMENDATIONS FOR HABITAT PRESERVATION

The primary focus of habitat preservation at any monarch overwintering site must be

preservation of the trees; this includes maintaining: (1) grove size and spatial configuration, (2)
tree density, (3) upper & lower canopy densities, and (4) sapling/mature tree ratios. Secondary

considerations include the preservation of understory vegetation and on-site nectar sources.

Based on the premise that most arbitrary changes in a functioning system will de grade the
system rather than enhance it, the most prudent approach to the issue of tree removal and pruning
in monarch overwintering habitats is one of minimizing change. Trees are the most essential
component of any monarch overwintering habitat; as a consequence, tree loss is the greatest
contributor to degradation of these habitats. Habitat degradation, reguldng from incremental tree
loss, continues to be the most serious threat to the monarch overwintering habitat at Moran Lake.
Thus, tree trimming and removal must be minimized as much as possible in the monarch
overwintering habitat and necﬁéssary tree removal should always be mitigated by tree planting at
a minimum ratio of two trees planted for each tree removed. The level of impact resulting from
tree pruning/removal is obviously dependent on the proximity of the tree(s) to the roost areas and
the number of trees involved; however, the cumulative effect of minor (“Iess than significant™)
tree pruning/removal events, which lead to incremental habitat degradation, must also be
considered in mitigation requirements. Safety pruning, rather than tree removal, should always

be the first option considered in dealing with problem trees.
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THE PROJECT SITE _

The project site (APN 28-302-02) is located in grove of Eucalyprus trees at the southeast
margin of Moran Lake between East Cliff Drive and Moran Way (AKA: Lake Avenue). The site
consists of a 0.566 acre (24,661 sq. ft) strip of land oriented lengthwise in 2 northeast by |

southwest direction with approximately 22 mature eucalyptus (Eucalyprus globulus L.) trees

scattered across it. North and west of the property is a dense windrow of mature Eucalyprus
aJong the lakeside margin of Moran Way; east of the property, at the corner of East Cliff Drive
and Moran Way, is another remnant stand of Eucalypius. No trees of note exist between the
property and Monterey Bay to the southwest of East Cliff Drive. The trees on the project site are
remnant trees from a previously continuous stand that once extended from the shoreline of
Moran Lake in the west to the intersection of Moran Way and East Cliff Drive in the east and
along the margin of Moran Lake to the grove surrounding the Lode Street Facility at the north
end of the lake. Development of properties along the eastern margin of Moran Lake and on
either side of the project site (to the east and west) has necessitated removal of most of the

eucalyptus 1n these areas.

PROPOSED PROJECT
The applicant (Peter Rogers) proposes to subdivide the project site to create three smaller lots

and build houses on each of these Jots. The project would thus require the removal of only 10 of

the 22 mature eucalyptus trees on the project site. However, several of the trees that are
presently designated to remain on the project site are in close proximity to proposed building
envelopes; thus care will need to be taken in the design and location of the buildings to ensure
that setbacks are adequate to preserve these trees. The grove of trees at the southeast margin of
Moran Lake, of which the trees on the project site are a part, provides important south wind
protection for the Lakeside Roost Area to the north and contributes to wind protection for the

Creekside Roost Area and the Lode Street Roost Area as well.

SUMMARY OF FIELD OBSERVATIONS
I visited the project site on five days during the fall of 1998 (7 Oct, 11 Oct, 23 Oct, 5Nov, & 9

Nov) to look for monarchs on the site and to evaluate potential impacts of the proposed tree

removal on known monarch roost areas at Moran Lake. In conjunction with several of these
visits to the project site, I also visited the traditional roost areas in the Moran Lake habitat to

determine habitat utilization and visually estimate the number of monarchs present (Table 1).

On 11 Oct 98, under a mostly clear sky, I observed monarchs flying and nectaring along the
coastline from Natural Bridges to Moran Lake and | estimate that there were 7,600 monarchs
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roosting in the Creekside and Lode Street Roost Areas at Moran Lake. Despite the abundance of :
monarchs in the Moran Lake habitat, | observed no monarchs among the trees on the project site

on this day.

On 23 Oct 98, under a mostly foggy sky with calm wind, I observed 20,000 monarchs roosting in .
the Creekside Roost Area, none in the Lode Street Roost Area, several flying around in the
Lakeside Roost Area and several flying in the grove that includes the project site; however, none

were observed roosting on the project site or in its immediate vicinity.

I returned to the Moran Lake habitat on 5 Nov 98, under a clear sky with a gusty 10 mph wind
from the west-northwest, and observed 19,000 monarchs roosting in the Creekside Roost Area,
no monarchs in the Lode Street Roost Area, 10-20 flying and basking in the Lakeside Roost
Area, and 5-10 flying and basking in trees on the project site. Although many of the monarchs
on the project site flew in and out of the property, at least 5 were perched (basking) on trees on
the project site during the entire period of observation (approximately 45 min.). I also observed
monarchs entering the grove from the northeast along the lee side of the windrow that lines

Moran Way. The grove provides excellent wind protection from north to west winds.

T visited the Moran Lake habitat again on 9 Nov 98, under a clear sky with wind (mostly

<10mph) from the south-southwest, and observed 19,000 monarchs clustered in the Creekside

Roost Area. 1 observed no monarchs in the Lode Street Roost Area, the Lakeside Roost Area or

in the grove including the project site. Wind penetration through the trees on the project site was .

substantial on this day owing to the open exposure of the site to the south.

Table 1: Summary of numbers of monarch butterflies observed Flying (F), Basking (B), and
Roosting (R) at four locations in the Moran Lake habitat. Data for the Creekside Roost Area
(and the Lode Street Roost Area on 11 Oct 98) are visual estimates of roosting monarchs; an

additional 100-200 basking and flying monarchs were often also present in the area.

Date Projeét Site Lakeside " Creekside Lode Street
APN 28-302-02 Roost Aréa Roost Area Roost Area
7 Oct 98 0 - - -
11 Oct 98 0 0 5,600 (R) 2,000 (R)
23 Oct 98 3 (F) 4 (F) 20,000 (R) 0
5 Nov 98 5-10(F/B) 10-20(F/B) 19,000(R) 0
9 Nov 98 0 0 15,000 (R) 0
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CONCLUSIONS
The grove of trees at the southeast margin of Moran Lake, of which the project site is a part,

provides excellent wind protection from north and west winds in its interior and good exposure

to midday sun. The grove, including the project site, thus can (and does) function as a bivouac
or refuge area for wayward monarchs in the Moran Lake habitat (especially during periods when
winds blow from the north-west quadrant). However, because of its open exposure to wind from
the south (and northeast) it is unlikely to provide suitable habitat for roosting butterflies over

extended periods of time when wind conditions are variable.

The proposed removal of 10 of the 22 eucalyptus trees on the project site, in conjunction with the
construction of three new buildings, will substantially reduce the habitat available to monarchs
on the project site. However, providing that other trees are not removed from the project site or
from the grove of which the project site is a part (especially in the windrow along Moran Way to
the north), the grove itself should still remain functional as a monarch bivouac/refuge area.
Likewise, the proposed project should have a less than significant impact on the function of the
grove as wind protection for known monarch roost areas in the Moran Lake habitat to the north.
However, if trees are removed/lost from the east-west windrow along Moran Way north of the

project site, south wind velocities in the Lakeside Roost Area could increase substantially.

Although it is unlikely that the proposed tree removal and construction on the project site will
have a measurable adverse effect on monarchs in roost areas at the north end of Moran Lake, it
will increase the significance of the remaining trees in the grdve of which the project site is a
part. This change, with respect to the function of this grove as wind protection, increases the
probability that future tree loss in the grove may result in a significant increase of wind
penetration in the roost areas to the north. To reduce this risk, and compensate for habitat Joss on
the project site, I recommend that the applicant provide funding for the purchase, planting and
establishment of 20 trees in the Moran Lake habitat north of the project site; this represents a 2:1
replacement for trees removed on the project site. The planting of these trees should be
undertaken by the County Parks staff (in accord with the County Parks’ Master Plan for Moran
Lake), and should be overseen:by a qualified ‘monarch butterfly specialist.
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AN UPDATED ANALYSIS OF THE PREDICTED EFFECTS Of CUN2IKULTION ON TRELS AL [
2-2811 EAST CLIFF DRIVE SANTA CRUZ

Assignment
Mr. Rogers provided a new plan of proposed construction on the property which would
construct two homes rather than the three homes referred to in our report of February 1,

1999.

Due to this reduced density only 5 of the original 31 trees on the property would be
removed, leaving the 17 trees on the north end of the property an intact wind screen for
the Moran Way Windrow toward the east northeast.

We have been asked to comment on the difference in affects on the trees on the property,
resulting from this change. -

Summary
The changed density will have the following affects:

1.

[2S]

L

The new architectural plans do not place any buildings beneath tree canopies.

New grading limits eliminate grading beneath tree canopies except where the
driveway enters from Moran Way.

Only 5 live trees (#2, 3, 4 10 and 11) would be removed instead of 7 as previously
required. Two of those (trees #2 and 3) have high hazard ratings and removal of

2 others (710, and 11) had been recommended in our previous report. The dead
stumps would still be removed.

It is less likely that owners of the two homes will feel the need to remove remaining
trees, since the buildings will be further from the tree canopies.

Discussion

Of the 5 trees #2, 3, 4, 10 and 11, which would be removed, four (#2, 3, 10, 11) have very
poor structure which could not be corrected without such severe pruning that the
remaining tree would serve no esthetic or wind barrier purpose.

The fifth is only slightly less bad.

Roadway Construction

Wherever an entry drive travels beneath tree canopies, the driveway should be
constructed on top of existing grade, using a pervious base material like pea gravel.
(Refer to item 3, page 2 of our Feb. 1, 99 report).

The roadway beneath the canopies of trees #21, 22, 23, 24, and 25 must be protected
from excessive compaction. That can be accomplished by one of several methods;

1.

Directing construction traffic through E. Cliff when possible.

2. Directing construction traffic from Moran Way only if access from E. Cliff is
restricted for any reason.
PREPARED BY: BARRIE D. COATE, CONSULTING ARBORIST JANUARY 15,2001
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2-2811 EAST CLIFF DRIVE SANTA CRUZ

3. That any construction traffic from Moran Way travel gither over: .
a. A finished driveway constructed of pervious materials such as Grass-crete
blocks or interlocking pavers laid over a pervious base material such as pea .
gravel.

b. A temporary driveway surface of 5-inches of tree chips top dressed with
1-inch of % -1 % -inch quarry rock.

Since it would be necessary to provide an edge for the permanent driveway,
laid on top of grade, an 8-inch or higher concrete border, installed with 5/8-
inch rebar "ells" on 12-inch centers driven 12- to 18-inches into the ground
may be necessary. | have seen this process used but cannot testify to its
successful function.

Protective Fencing
Temporary fencing must be installed as far from tree trunks as practical allowing access
to actual areas of construction. Suggested locations are shown on the enclosed plan.

Respectfully submitted, -

Barme D. Coate

+

Enclosures:
Assumptions and Limiting Conditions
Map

BDC/sl
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10.

11,

12.

Any legal description provided to the appraiser/consultant is assumed to be correct.
Any titles and ownerships to any property are assumed to be good and marketable.
)
No responsibility is assumed for matters legal in character nor is any opinion rendered as to the quality of any title.

It is assumed that any property is not in violation of any applicable codes, ordinances, statutes, or other governmental
regulations.

Care has been taken to obtain all information from reliable sourcss, All data has been verified insofar as possible;
however, the appraiser/consultant can neither guarantee nor be responsible for accuracy of information provided by
others. N

The appraiser/consultant shall not be required to give testimony or to attend court by reason of this appraisal unless
subsequent written arrangements are mads, including payment of an additional fee for services.

Loss or removal of any part of this report invalidates the entire appraisal/evaluation. '

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.

Neither all nor any part of the contents of this report, nor copy thereof,shall be used for any purposa by anyone but the
client to whom it is addressed, without the prior written consent of the appraiser/consultant; nor shall it be conveyed by
anyone, including the client, to the public through advertising, public relations, news, sales or other media, without the
written consent and approval of the author; particularly as to value considerations, identity of the appraiser/consultant
or any professional society or institute or to any initialed designation conferred upon the apprmser/consultant as

stated in his/her qualifications. :

This repon and the values expressed herein represent the opinion of the appraiser/consultant, and the
appraiser's/consultant’s fee is in no way contmgent upon the reporting of a specmed vaiue nor upon any finding to be
reported. "

Sketches, diagrams, graphs, photos, etc. in this report, being intended as S/isual aids, are not necessarily to scale and
should not be construed as enginesring reports or surveys. .
This report has been made in conformity with acceptable appraisal/evaluation/diagnostic repomng techmques and
procedures, as recommended by the Intemnational Society of Arboriculture.

When applying any pesticide, fungicide or herbicide, always follow label instructions.

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 coltar inspection, consisting of excavating the soil
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.

CALFORNIA COA EXHIBIT |
EXHIBIT . 0 sioN

1(




A COAST:

r

Pty

S

EXHIBIT 1 45X

-
!
N NY-1d 3LS TV.LNINWI1ddNS -
a3sn 9NI38 TON $S300V
AVM NVHOR 41 -
NOLLYDO1 3DN33
e20o
!.lhu.\\..\\\ﬂx\\ %
s 5
v.w# re] —

i

S e ez B -ajewnxoadde aue
SUO11EJ0] 224} pPuE SUOISUIWIP ||V

1STHO8YY ONLLINSNOD

panpas dews 31vIS
ANVLINSNOD WANLLTINILLION

100z ‘Z1 Ksenuel 31vd
10-810-66-10 # 9°f

€£056 V) "s03e9 507
peoY JUuWING CEGET
TSOT-£6€ (0%)
sajepossy 3
21e0) "Qq wueg

s1afoy R 1304 poredaid

oAL() JIID 1587 1 187-T 18 594, U0 VOIDRISUOD)

J0 s1ay)3 PRRIPRId A, JO siskjeuy pojspdry uy

!

23 S OMNISION

)

Y

J

; \’;‘g ¥

)

‘i'

i




V"*’ .4.l diid Ad>oULlAL WD
Horticultural Consultants
408—353-1052
Fax 408—354-3767
23333 Summit Road, Los Gatos, CA 95030

AN ANALYSIS OF THE TREES
AT THE ROGERS PROPERTY
2-2811 EAST CLIFF DRIVE
SANTA CRUZ

Prepared at the Request of:
Mr. Peter Rogers
511 34" Ave,
Santa Cruz, CA 95062

Site Visit by:
Barrie D. Coate
February 1, 1999 %

Job # 01-99-018A

. ¥ L STAFF NOTE

THIS RELIRY ADDRAESSES TUE
o?_&é\mwil PeoPosSe> 3 +LOT,
2 SED PROJECT. TUS gEFORY
WAS VPOATED TD RESPOND D
TUE CULRENT 2 -L0T,2. SFD
PRoposs . SEE 1fis]zo01

UPDATE REPOCT
Environmernial Heview inital Study
ATTACHMENT__12 _
. APPLICATION __49-060%
CALEORNIA CCRETAL COMMISION /HIBIT 0 &
FXHIBIT T- 6 = =



AN ANALYSISOF THE T | > Al THE KUULRS PRUFERL L, 274001 £ . LA f sia 10 R
SANTA CRUZ :

4

Assignment
Mr. Rogers asked me to prepare an analysis of the health, structure, potential usefulness, e
and the potentlal impact of construction on the 27 live trees at the property at 2-2811 East
Cliff Drive in Santa Cruz.

This report does not address pruning needs of specific trees.

Summary

1 see no reason that the proposed construction could not occur if five to seven blue gum
trees one Monterey pine and three dead trees and one stump can be removed, assuming
the recommendations seen in this report are followed.

. Discussion
There are 27 live Tasmanian blue gum trees (Fucalyptus globulus) on the property one
short stump sprout and 3 dead and one Monterey pine.

These blue gum trees range in trunk diameter from 12" to 42" and in height from 20 to
130 feet tall.

Tree #17 is a twin trunk pair of 20' stump sprouts of no value.
The majority of the largest specimens were cut off many years ago at 6 to 10 feet above
grade and are now composed of multi-stem water sprout growth whxch emerges from

those old cuts.

In addition there are many younger specimens which are no doubt seedlings from the
original first growth specimens.

The trees are in reasonably good health. However, some individuals have thinning
canopies and an abnormally large amount of dead twig growth in the upper canopies,
probably due to the soil compression over the years by truck and car travel over the root
zones.

Construction/Tree Conflict

1. The greatest potential for construction damage to these trees would be caused by a
trench dug between trees #22 and 23 to provide access by sewer, water and power
lines into lots 2 and 3.,

For this reason, I suggest that those services enter from East Cliff Drive. This
could mean removing trees #2 and 3. In my opinion, this would be a benefit since
those two trees are likely candidates for breaking off near the ground in any case.
They are stump sprouts from an old, cut tree, and not well attached to the stump.
If that is not acceptable, the service lines could be installed at 3' or more deep,
trees #2 and 3 by "Jacking” a line from at least 20 east or west of their trunks. -
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2. Spread footings dug to 2 feet deep into the area beneath tres canopies would
destroy or damage absorbing roots and for this reason, it may be necessary to use
pier and beam foundation design in some specific areas.

3. If the driveway enters lots 2 and 3 off of Moran Way, it would have to be
composed of highly pervicus materials layed on top of existing g grade to prevent
further compaction of the soils in which roots of trees #22, 23, 24 and 25 are seen.

Since existing grade is far below the surrounding grade due to compression of soil
and roots by vehicle travel, it would be possible to actually improve the condition
of those roots over that which would exist if the conditions were left as they are
presently seen by installing pervious paving materials on top of existing adjacent
grade with no grading and allowing roots to grow up into those materials over
time, providing a surface over which loads are spread evenly rather than
concentrated as happens with wheeled equipment travel.

Recommendations
1. I recommend that the 7 trees, #2, 3, 10, 11, 14, 15 and 16, dead tree #9 and stump

£17 be removed.

That all services to lots 2 and 3 which enter from the east are by underground
instaliation at least 3 feet below the existing surface.

S

Any roadway to lots #2 and 3 in any areas beneath an existing tree canopy or
within the root protection zone' be of pervious paving materials laid on top of
existing grade. The sub-grade materials must drain a minimum of ¥2-inch of water

per bour.

L)

Existing soil may not be compressed to more than 82% compaction rate before
driveway materials are laid over the surface.

During installation of the driveway materials, dump trucks must not roll over
exposed bare ground until at least 8 inches of fill is laid over the surface. It may
be necessary to lay steel plates on the ground for travel of these dump trunks
during the tailgating of the first layer of materials on the soil.

4. Foundation construction closer than 5 times the trunk diameter to the trunk must
be of pier and beam foundation design to avoid severing absorbing roots in the
areas in which those foundations are installed. No crawl space may be excavated
in areas inside foundation perimeters which are beneath current tree canopies.

5. I suggest that drip-lines of all trees not adjacent to actual construction be fenced
with 5 foot tall chainlink material mounted on 2-inch diameter galvanized iron
posts driven 18-inches into the ground. These fences must not be moved after
installation or before all subcontractors are off site. -
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Respectfully submitted, .
St D,
Barrie D. Coate
BDC/las
Enclosures: Assumptions and Limiting Conditions
Tree Data Charts
Map

1 Root Protection Zone
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A/ A dNANd Al A N7 T A A .
and ASSOCIATES
Horticultural Consultants
408—353-1052
Fax 408—354-3767

23333 Summit Road, Los Gatos, CA 95030

ASSUMPTIONS AND LIMITING CONDITIONS

1. Any lezal description provided to the appraiser/consultant is assumed to be correct.
Any titles and ownerships to any property are assumed to be good and marketeble
No responsibility is assumed for matters legal in character nor is any opinion rendered as to the quality of any title.

It is assumed thet any property is not in violation of any applicable codes, ordinances, statues, or other governmental

|38

regulation

Care has besn taken to obtain all information from rei liable sources. Al data has been verified insofar as possible;
however, the appraiser/consultant can neither guarantee nor be responsible for accuracy of information provided by

W)

cthers.

4 The appraiser/consuitant shall not be reguired to give testimony or to atiend court by reason of this appraisal unless
subsequent written arrengements are ade inclucding payment of an additional fee for service,

Loss or removal of any or par: of this report invalidates the entire appraisal/evaluation.

v

Possession of this report or a copy thereof does not imply right of publication or use for any purpose by an other than the
. person(s) to whom it is adoress\.d without written consent of the appraiser/consultant.

O

Neither all nor any part of the contents of this report, nor copy thereof, shall be used for any purpose by anyone but the
ciient to whom it is addressed, without the prior written consent of the appraiser/consultant; nor shall it be conveyed by
anyone, including the client, to the public through advertising, public relations, news, sales or other media. without the
written consent and approval of the author; particularly as to value considerations, identity of the appraiser/consultant or
any professional society or institute or to any initialed designation conferred upon the appraiser/consultant as stated in
his/her gualifications.

8. This report and the values expressed herein represent the opinion of the appraiser/consultant, and the
appraiser’s/consultant’s fee is in no way contingent upon the reporting of a specified value nor upon any finding to be
reported. ’

9. ketches, 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.

10. This report has been made in conformity with acceptabie appraisal/evaluation/diagnostic reporting techniques and
procedures, as recommended by the International Society of Arboriculture.

When zpplying any pesticide, fungicide or herbicide, always follow label instructions.

—

12, Notree 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 the soil around the
tree o uncover the root collar and major buttress roots, was not performed, unless otherwise stated. We cannot take

esponsibility for any root defects which could only have been discovered by such an inspection.
. . Environmental Review Inital Study

ATTACHMENT _1&
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