MONTEREY COUNTY PLANNING COMMISSION

Meeting: July 25,2012 Time: 9:00 AM | Agenda Item No.: 2

Project Descrlptlon Consider the Camphora Apartment Replacement Project consisting of:
1) A rezoning request to add an Affordable Housing Overlay (AHO) district to the existing
Farmland Zoning designation on the subject parcel;
2) A Use Permit to allow for the demolition of 44 substandard farm worker housing units; and the
construction of 44 new farm worker housing units consisting of:
a. 22 two-bedroom (880 square foot) and 22 three-bedroom (1,138 square foot) garden
apartments; '
b. A 4,300 square foot community building with a meeting room, office, storage, laundry
room, and computer lab;
c. A half-court basketball area, two turf-covered play areas, a tot lot, barbecue patio and
seating area, and extensive landscaping; -
d. Solar panels placed on the covered parking areas;
e. Grading of approximately 5,000 cubic yards of cut and 4,500 cubic yards of fill; and
f.  Connection to the City of Soledad sewer infrastructure.

Project Location: 32101 McCoy Road, Soledad APN: 257-031-005-000

Plannmg File Number: PLN100446 Owner: South County Housing Corporation
Agent: Seth Capron

Planning Area: Central Salinas Valley Area Plan Flagged and staked: No

Zoning Designation: F/40 (Farmlands 40 acre minimum parcel size)

CEQA Action: Negative Declaration per Section 15074 of the CEQA Guidelines.

Department: RMA - Planning Department

RECOMMENDATION:

Staff recommends that the Planning Commission: »

1) Adopt a resolution to recommend that the Board of Supervisors adopt a Negative Declaration
(Exhibit F),

2) Recommend that the Board of Supervisors adopt an ordinance amending Title 21 (Zoning
Ordinance) Section 21-26 to add an Affordable Housing Overlay (AHO) District to the
existing F/40 Farmland zoning designation on the subject parcel (Exhibit C); and

3) Recommend that the Board of Supervisors approve a Use Permit to allow for the demolition
of 44 substandard farmworker housing units and the construction of 44 new farmworker
housing units (Exhibit D).

PROJECT OVERVIEW:

To redevelop this aging and substandard agricultural employee (farm worker) housing property
and to bring it into compliance with the 2010 General Plan, the applicant is requesting to add an
Affordable Housing Overlay zoning designation to the property and to redevelop the same
number of units to serve the existing population. As the subject property is zoned F/40, the
present concentration of residential uses and structural development on the 4.6 acre Farmland
zoned. parcel is non-conforming. By adding the AHO to the parcel and proposing a project
which is consistent with and exceeds the affordability provisions of the Affordable/Workforce
Housing Program of the General Plan, the project development will be legal and conforming to
Code. The Planning Commission will make a recommendation to the Board of Supervisors who
will take final action on the proposal, July 31, 2012. (See Exhibit B).

OTHER AGENCY INVOLVEMENT: The following agencies and departments reviewed this
project:
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RMA - Public Works Department

Environmental Health Bureau

Water Resources Agency

Mission Soledad Fire Protection District

Parks Department

RMA - Building Department

Economic Development Department

California Department of Transportation, District 5
Regional Water Quality Control Board, District 3
v Sheriff’s Office

Agricultural Commissioners Office

Local Area Formation Commission (LAFCO)
City of Soledad, Water Resources Department
Monterey Bay Unified Air Pollution Control District
Association of Monterey Bay Area Governments

PR R s

Agencies that submitted comments are noted with a check mark (“Y”). Conditions recommended
by the Planning Department, Public Works Department, California Department of
Transportation, Water Resources Agency, Mission Soledad Fire Protection District, Parks
Department, Economic Development Department, and Sheriff’s Office have been incorporated
into the Condition Compliance program attached to the draft resolution (Exhibit D).

The project was not referred to a Land Use Advisory Committee as none is assembled for the
Central Salinas Valley Area Plan. The Camphora Apartment project was presented and
discussed at numerous Housing Advisory Committee meetings. On November 12, 2008,
February 10, 2010, February 2, 2011, and March 14, 2012, the Housing Adv1sory Committee
took action in regard to the funding and support of the project.

Note: Thisisa recommendation of the Planning Commission to the Board of Supervisors who
will take final action on the proposal.

/s/ W/%k

Taven M. Kinison Brown, Senior Planner

(831) 755-5173 kinisonbrowntm@co.monterey.ca.us
July 17, 2012

cc: Front Counter Copy; Planning Commission; Mission Soledad Fire Protection District; Public Works
Department; Parks Department; Environmental Health Burean — Land Use; Environmental Health Bureau
- Hazardous Materials Section, Water Resources Agency; Economic Development Department; Sheriff’s
Office; City of Soledad Water Resources Department; Agricultural Commissioner’s Office; Local Area
Formation Commission (LAFCO); Monterey Bay Unified Air Pollution Control District; Association of
Monterey Bay Area Governments, Laura Lawrence, Planning Services Manager; Taven M. Kinison
Brown, Project Planner, South County Housing Corporation, Owner; Seth Capron, Agent,
Charles@Hulberg.com; The Open Monterey Project; LandWatch; Planning File PLN100446.

Attachments: Exhibit A Project Data Sheet
Exhibit B Project Discussion
Exhibit C Draft Ordinance
Exhibit D Draft Resolution, including:
* Conditions of Approval
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» Site Plan, Floor Plan, Elevations and Site Development

Exhibit E Vicinity Map
Exhibit F Negative Declaration and Initial Study
Exhibit G Comments on Negative Declaration

This report was reviewed by Laura Lawrence, Planning Services Manager. Whh /ﬂ"

_ Camphora Apartment | Replacement Project (PLN100446)



EXHIBIT A

Project Data Sheet
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EXHIBIT A

Project Information for PLN100446

Project nformation:

ProjectName: SOUTH COUNTY HOUSING CORPOPATION (CAMPHORA APARTMENTS]
Location: 32104 MCCOY RD SOLEDAD
Permit Type: Raconing .
Emdronmental Status:  Negative Decdasation Final Action Desdiine (884): BM/2932
Existing Stuctures {sfic 28585 Goverage Allowed;. 0%
{ Strucies (st 5870 CoverageProposed:  15.0% {with Use Permit)
TolSq.FL 5g2Ta Helpht Alowad: 35
Tree Removal: None feight Proposed; 20
Vater Source:  Well FARAlowsd: nfa
Watsr Parveyor:  Well on Peoparty FAR Proposed: nla
Sewsge Disposal (methody: Semer Lok Size: 40
Sewer District  City of Soledad (Pending LAFCO Action} Grading [eubicyds): €500

Pareel Infonnation:

Primary APN:  257-031-005-000 ‘ Seisaic Hazard Zone: 1V
Appiicable Planc  Cenirsf SaBnas Yalley Erozion Hazard Zone: nfa
Zonirge: Fun Flood Harand Zons: X (Uashadad)
Land UseDesignation: Familands 204G Min Archaeologicat Sensitivity: Low
' CoastdZone: No Viewshed: Salieas Valiey £ Fwy 101
fire Districk:  Mession Soledas Special Sethacks on Paresl: ¥

Reoports on Praject Pareel:

Sofls Heport® | [320 153 LIS120135/ LIS120136
Siclogical Report®  InNEPA dorument dated Sepferber 15, 2011
Geologic Report®:  LIB{20132 '

ForestBanagementRpL. F2  Not Apphcable
Aschasological Report £ LIBI20138
Traffic Repart#  LIBI20137
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EXHIBIT B

Project Discussion
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EXHIBIT B
DISCUSSION

Project Description and Setting v

The project is the reconstruction of a Soledad area farm labor housing project approved in
September of 1958 for as many as 1,000 men on a parcel less than 5 acres in area, known then as
Villa Casa Apartments or Villa Camphora (Use Permit #3352). Forty-four units were constructed
on the site in the 1960s consisting of seven buildings ranging from 8-10 units per building and all
still remain without any notable modifications for 50 years. To bring the property into
compliance with the 2010 General Plan, the applicants are requesting to add an Affordable
Housing Overlay zoning designation to the property, and to redevelop the existing number of
units to serve the existing population in the spirit of the new General Plan. Please refer to the
attached Initial Study/proposed Negative Declaration for a detailed description of the project, its
history, setting and environmental review (See Exhibit F).

Purpose and Need for the Project

The Camphora Apartment Replacement Project is intended to improve and correct adverse living
conditions for the residents. The project has been designed to alleviate overcrowding and to
remove failing septic¢ treatment systems and to connect to public sewer infrastructure. Presently,
there are approximately 185 residents at the complex. In approximately 13 of the units, there are
more than two persons per room. There are no three bedroom units on the property. Septic
systems on this parcel have continually needed service and have failed over the decades,
resulting in ground surface contamination. The project will be built to modern building code
standards and will include outdoor and recreational amenities for the residents.

Issues and Analysis
Why the Zone Change?

The 4.6 acre property is presently legal but non-conforming to Code. While approved with a use
permit issued in 1958, the existing housing project does not meet the lot coverage standards for
the Farmland 40 zoning district, nor would the new proposal. Standards for this F/40 district
most appropriately provide for large parcel farming operations and become complicated for
smaller parcels that have relatively greater lot coverage needs. Lot coverage maximums in F/40
district are 5% of the parcel area. The Camphora Apartment Replacement Project would have a
foot print of approximately 31,930 square feet resulting in nearly 16 % of lot coverage.

While the County would not necessarily prohibit the “extension” of non-conforming uses on
such a small lot (through review of Use Permits or Variances), adding an Affordable Housing
Overlay (AHO) district to the subject property would allow an Affordable Housing Project to be
placed on the property and the subject development would become legal and conforming to the
2010 General Plan and Zoning Code. For an AHO district, the 2010 Monterey County General
Plan does not specify classic development standards such as minimum lot size, setbacks, height
and coverage; it mainly specifies the affordability range of units to be offered and a range of
preferred development density. Similar to the latitude offered in General Development Plans, the
County has reserved great discretion in how such an Affordable Housing Project can be
developed. In this manner, with a project meeting the Affordability Criteria for an Affordable
Housing Project and that meets the Development Standards for Agricultural Employees Housing,
the County is given great leeway through a Use Permit review in approving an appropriate site
design for the subject property. With County approval under these circumstances, the site will
become legal and conforming to Code.

Camphora Apartment Replacement Project (PLN100446) Exhibit —@-
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The Affordability Criteria for an Aﬁordable Housing PrOJect

According to Policy LU-2.11.c of the General Plan, “If a property meets all of the sultablllty
criteria. .., the property owner may voluntarily choose to develop an Affordable Housing Overlay
project rather than a use otherwise allowed by the underlying land use designation.” To qualify,
an Affordable Housing Project must propose a combination of unit spaces that serve persons
fitting the Very Low, Low, Moderate and Workforce income demographics in the following
percentage (plus or minus 1%): v

o 10% Very Low

15% Low

15% Moderate

20% Workforce I, and

40% Workforce I

The Applicant’s project meets and exceeds the income suitability criteria by proposing a 100%
affordable housing project to meet the needs of agricultural employees (farm workers) who
typically earn less than 50% of the area median income. The affordability restrictions will be
enforced through Condition 28 of the Use Permit requiring an Affordable Housing Agreement to
be signed with the Economic Development Department. Where the County General Plan would
only require 10% of the units to serve the Very Low income demographic, the South County
Housing Corporation has proposed that 100% of the units be targeted to Very Low and Low
income households. According to Jane Barr of the Monterey County Economic Development
Department, the rental units will be deed-restricted for a term consistent with other affordable
housing funding sources. It is expected that the term will be for a minimum of 55 years. The
Camphora Apartment Replacement Project is consistent with the County’s program for retaining
affordable housing units. :

Development Standards for Agricultural Employee Housing

The Camphora Apartment Replacement project meets the standards for the development of

Agricultural Employee Housing (Section 21.66.060 of Title 21 Zoning Code).

e Compliance with conditions received from the Environmental Health Bureau will assure that
there is adequate water and sewer available to service the development (Conditions 15-18).

e The site has been developed with agricultural employee housing for 50 years and is not prime
or productive agricultural land. The heavily impacted project site is suited for redevelopment
of the residential units so that no other or adjacent agricultural lands would potentially be
impacted.

e Preliminary Site Grading and Drainage Civil Engineered plans have been submitted by the
applicant (Sheet C4) and reviewed by County Land Use Agencies including the Water
Resource Agency. Compliance with conditions received from the Water Resources Agency
will assure that the project incorporates proper erosion and drainage controls (Conditions 26
and 27).

e FEach of the two- and three-bedroom floor plan designs includes customary bedroom closets,
linen closets, coat closets, and kitchen cabinet storage spaces customary with a modem
apartment design. Parking areas do not include enclosed garage spaces.

Laundry facilities will be provided on-site in the Community Building.

Recreational facilities will be provided for residents including a basketball half-court, two
turf-covered play areas, a tot lot, and a picnic and barbecue area adjacent to the community
building.

e The property will be extensively landscaped (See Plan Sheets L1-L6).
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Long-Term Water Supply (PS-3.1)
Policy PS-3.1 of the 2010 General Plan requires the County to, “Ensure that new development is
‘assured a long-term sustainable water supply.”

e The project is not necessarily “new” development in that the existing condition of the
property includes 44 residential units and the completed project will have an equivalent 44
units. “Redevelopment” would be a more appropriate term.

e Policy PS-3.1 does not apply to the Camphora Apartment Replacement Project as the project
meets exemption criteria (c) of Policy PS-3.1: (c) development related to agricultural land uses
within Zone 2C of the Salinas Valley Groundwater Basin.

e This agricultural employee (farm worker) housing project is development related to agricultural
land uses within Zone 2C. .

e The existing well on the property will continue to serve the residents. The well was drilled in
1996 to a depth of 690 feet, yields an estimated 500 gallons per minute, and meets current
drinking water standards.

The reuse of this site to redevelop 44 agricultural employee housing units with an existing and

proven water supply is an agricultural land use and is within Zone 2C of the Salinas Valley

groundwater basin. Therefore, Policy PS-3.1 does not apply to the Camphora Apartment

Replacement Project.

Items built into the project
The Applicant has engaged in numerous studies and evaluations of the property and has provided

geotechnical analysis, soil studies, traffic impact analyses, archaeological and historic reports, -

acoustical analysis, utility service and wastewater reports, well completion reports, tenant

relocation plans, and other environmental documentations. When technical recommendations

have been recommended, or measures to comply with code have been suggested, the applicant

has built these components into the project proposal such as: .

e Standard dust control measures during the construction phase of the project;

e Recommendations for site preparation and construction specifications included in- the
geotechnical report;

e An earthen berm with a minimum height of six (6) feet relative to the finished floor elevation
of the closest residential buildings and an irregular top at a required minimum height along
the west side of the property to acoustically shield common outdoor activity areas and lower-
floor individual patios within the development;

e The minimum laboratory-tested STC rating of 32 for windows and sliding glass doors to
acoustically shield apartment interiors are to be installed on the north, south and west sides of
the closest apartment building to the freeway; '

e Air conditioning or mechanical ventilation in buildings closest to the freeway so that
windows and doors may remain closed for the required acoustical isolation;

e Solid-core wood or insulated steel exterior doors, excluding glass doors, with perimeter
weather-stripping and threshold seals; and

e Acoustic baffles on the interior side of attic vents that face or are perpendicular to U.S.
Highway 101.

Environmental Review

The circulation period for the Initial Study and Proposed Negative Declaration for public review
and agency comment is from June 25, 2012 through July 24, 2012 (See Exhibit F). Issues that
were analyzed in the Negative Declaration include: aesthetics, agriculture and forest resources,

Camphora Apartment Replacement Project (PLN100446)
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air quality, biological resources, cultural resources, geology/soils, greenhouse gas emissions,
hazards/hazardous materials, hydrology/water quality, land use/planning, mineral resources,
noise, population/housing, public services, recreation, transportation/traffic, and utility/service
systems. :

There are no significant wildlife habitats or natural features present on the site nor examples of
the major periods of California history or prehistory. Redevelopment of the project site will not
conflict with any applicable habitat conservation plan or natural community conservation plans
as there are no adopted habitat conservation plans or natural community conservation plans
along this portion of the Salinas Valley. The project will not have the potential to degrade the
environment in this regard and is considered to be less than significant.

The redevelopment of the subject property and the replacement of 44 residential units with the
same number of residential units does not introduce new impacts that are cumulatively
considerable. In the project description and analysis contained in the Initial Study checklist, the
project has been designed to meet or exceed a LEED Gold Level standard. No thresholds of the
air management district will be exceeded or require mitigation. The project has been determined
to have a less than significant effect on Greenhouse Gasses through the use of the air quality
model prepared by County staff and included in the environmental analysis. Furthermore, no
mitigation measures have been deemed necessary. Beyond the temporary impacts of noise and
effects related to construction vehicles, the project is considered to have a less than significant
impact on cumulative resources.

The project will be a direct improvement in the quality of life for the residents. In this manner,
the project is considered to be less than significant in that it will not have an adverse affect on

human beings. The Initial Study provides substantial evidence, based upon the record as a

whole, that the project would not have a significant effect on the environment.

Comments Received _

e City of Soledad (July 3, 2012) (See Exhibit G)

o Monterey Bay Unified Air Pollution Control District (MBUAPCD)(July 9, 2012) (See

Exhibit G) ' :

The County has considered the comments received during the public review period. The City of
Soledad has indicated that connection to the City of Soledad sewer infrastructure requires City
Counsel approval. This is not unexpected. The MBUAPCD officially had no comment. The
comments received do not alter the conclusions in the Initial Study and Negative Declaration.

Recommendation

The project will replace rundown, inadequate housing with quality affordable housing for
agricultural employees including energy efficient improvements that will reduce energy usage
and on-site recreational opportunities for residents. The project will remove the failing and dated
septic systems and replace them with a connection to a sewer system. Furthermore, the
application of the Affordable Housing Overlay, and a project designed to meet the criteria for
agricultural employees and the affordability criteria of the AHO will serve to have the project
site become legal and conforming to the General Plan and Zoning Code. Therefore, staff
recommends approval of the Camphora Apartment Replacement Project.

_ Camphora Apartment Replacement Project (PLN100446) EXhlbl ¢ g
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Draft Ordinance
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EXHIBIT C
ORDINANCE NO.

AN ORDINANCE OF THE COUNTY OF MONTEREY, STATE OF CALIFORNIA,
AMENDING SECTION 21.08.060 OF TITLE 21 (MONTEREY COUNTY ZONING
ORDINANCE) OF THE MONTEREY COUNTY CODE TO REZONE CERTAIN
PROPERTY IN THE COUNTY OF MONTEREY

County Counsel Summary

This ordinance amends Section 21-26 of the Sectional District
Maps of Section 21.08.060 of Title 21(non-coastal zoning) of the
Monterey County Code to rezone a 4.6 acre parcel to add an “Affordable
Housing Overlay” zone. The ordinance rezones the parcel from "F/40"
[Farmland, 40 acres per unit] zoning to"F/40-AHO” [Farmland, 40
acres per unit- Affordable Housing Overlay] zoning.  The parcel
(Assessor’s Parcel Number: 257-031-005-000) is located at the near
terminus of McCoy Road, south of the Soledad area correctional
facilities, Central Salinas Valley Planning Area of the unincorporated
area of the County of Monterey.

The Board of Supervisors of the County of Monterey ordains as follows:

SECTION 1. ZONING DISTRICT MAP. Section 21-26 of the Sectional
District Maps of Section 21.08.060 of the Monterey County Code is hereby amended to
rezone a 4.6 acre parcel located at the near terminus of McCoy Road, south of the
Soledad area correctional facilities (Assessor’s Parcel Number: 257-031-005-000) from
“F/40” to "F/40-AHO,” as shown on the map attached hereto as Exhibit 1 and
incorporated herein by reference.

SECTION 2. FINDINGS. The parcel currently contains legal non-conforming
residential uses and structural development. Policy LU-2.11 (relating to Affordable /
Workforce Housing Program) of the 2010 Monterey County General Plan provides that if
a project proposal meets all of the affordability criteria, the property owner may
voluntarily choose to develop an Affordable Housing Overlay project, rather than a use
otherwise allowed by the underlying land use designation. The proposed Camphora
Apartment Replacement Project will qualify as 100% affordable under County standards.
The Affordable Housing Overlay will enable the proposed Camphora Apartment
Replacement Project for farm workers (agricultural employees) and their families to be
consistent with the General Plan and zoning, and the use would be legal and conforming
to the new F/40-AHO district.

SECTION 3. SEVERABILITY. If any section, subsection, sentence, clause or
phrase of this Ordinance is for any reason held to be invalid, such decision shall not
affect the validity of the remaining portions of this Ordinance. The Board of Supervisors

Bxhibit_C
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hereby declares that it has passed this Ordinance and each section, subsection, sentence,
clause and phrase thereof, irrespective of the fact that any one or more sections,
subsections, sentences, clauses, or phrases be declared invalid.

SECTION 4. EFFECTIVE DATE. This Ordinance shall become effective on
the thirty-first day following its adoption.

PASSED AND ADOPTED on this 31% day of July, 2012, by the following vote:

AYES: Supervisors

NOES:
ABSENT:
ABSTAIN:

ATTEST:

GAIL T. BORKOWSKI,
Clerk of the Board of Supervisors

By:

Deputy

Chair,
Monterey County Board of
Supervisors
APPROVED AS TO FORM
WENDY S. STRIMLING
Senior Deputy County Counsel
Exhibit_
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PROPOSED REZONING OF SECTION 21-28

APR: 257-031-D05-080

FILE # PLNIB0445, SOUTH COUNTY HOUSING CORP {CAMPHORA APTS]I
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EXHIBIT D
DRAFT RESOLUTION

Before the Planning Commission in and for the
County of Monterey, State of California

In the matter of the application of:
SOUTH COUNTY HOUSING CORPORATION (PLN100446)
RESOLUTION NO. ----

Resolution by the Monterey County Planning
Commission to: _

1) Recommend that the Board of Supervisors
adopt a Negative Declaration;

2) Recommend that the Board of Supervisors
adopt an ordinance amending Title 21
(Zoning Ordinance) Section 21-26 to add an
Affordable Housing Overlay (AHO) District |
to the existing F/40 Farmland zoning
designation on the subject parcel; and

3) Recommend that the Board of Supervisors
approve a Use Permit to allow for the
demolition of 44 substandard farmworker
housing units and the construction of 44 new
farmworker housing units.

[PLN100446, South County Housing Corporation,
32101 McCoy Road, Soledad, Central Salinas Valley
Area Plan (APN: 257-031-005-000)]

The Camphora Apartment Replacement Project application (PLN100446) came for public
hearing before the Monterey County Planning Commission on July 25, 2012. Having
considered all the written and documentary evidence, the administrative record, the staff
report, oral testimony, and other evidence presented, the Planning Commission finds and
decides as follows:

FINDINGS

1. FINDING: CONSISTENCY - The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate
for development.

EVIDENCE: a) During the course of review of this application, the project has been
reviewed for consistency with the text, policies, and regulations in:
- the 2010 Monterey County General Plan;
- Central Salinas Valley Area Plan; and
- Monterey County Zoning Ordinance (Title 21);
No conflicts were found to exist. No communications were received
during the course of review of the project indicating any inconsistencies
with the text, policies, and regulations in these documents.
b) The property is located at 32101 McCoy Road, Soledad (Assessor’s
Parcel Number 257-031-005-000), Central Salinas Valley Area Plan.
The parcel is zoned F/40 which allows farm employee housing for more

Camphora Apartment Replacement Project (PL.IN100446) Page 1 Exhibit D
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than five families or more than twelve single persons, subject to a Use

Permit (Section 21.20.050 AA).

¢) A Use Permit was issued for the property on September 30, 1958
allowing the establishment of a labor camp with a maximum of 1,000
men (Planning Commission Resolution No. 3352.). Forty-four units
were constructed on the site in the 1960s consisting of seven buildings
ranging from 8-10 units per building, and all still remain without any
notable modifications for 50 years. Approximately 185 persons reside
on the property today.

d) Additionally, the applicant has proposed to add an Affordable Housing
Overlay Zone (AHO) designation to the property to bring it into
conformance with the 2010 General Plan. (See separate Finding #7 for
adding the AHO below). Without the AHO, the project proposal would
be non-conforming to the development standards of the F/40 district.
Lot size would remain non-conforming at 4.6 acres in a district intended
for 40 acre minimum parcel sizes and lot coverage would exceed 5%.
For an AHO district, the 2010 Monterey County General Plan does not
specify development standards such as minimum lot size, setbacks,
height and coverage; it mainly specifies the affordability range of units
to be offered and a range of preferred development density. Similar to
the latitude offered in General Development Plans, the County has great
discretion in how such an Affordable Housing Project can be developed.
In this manner, a project meeting the Affordability Criteria for an
Affordable Housing Project and a project that meets the Development
Standards for Agricultural Employees Housing, the County is given
leeway through a Use Permit review in approving an appropriate site
design for the subject property. With County approval under these
circumstances, the site will become legal and conforming to Code.

e) The Camphora Apartment Replacement proposal conmsists of the
following County of Monterey entitlements:

1) A rezoning request to Section 21-26 of the Sectional District Maps
of Section 21.08.060 of Title 21(non-coastal zoning) of the
Monterey County Code to rezone a 4.6 acre parcel to add an
Affordable Housing Overlay zone. - The ordinance rezones the
parcel from "F/40" [Farmland, 40 acres per unit] zoning to"F/40-
AHO" [Farmland, 40 acres per unit-Affordable Housing Overlay]
zoning; and

2) A Use Permit to allow for the demolition of 44 substandard farm
worker housing units and the construction of a 44-unit Agricultural
Employee Housing Facility consisting of:

a. 22 two-bedroom (880 square foot) and 22 three-bedroom
(1,138 square foot) garden apartments;

b. A 4,300 square foot community building with a meeting
room, office, storage, laundry room and computer lab;

c. A half court basketball area, two turf covered play areas,
a tot lot, barbecue patio and seating area, and extensive
landscaping;

d. Solar panels placed on the covered parking areas;

e. Grading of approximately 5,000 cubic yards of cut and
4,500 cubic yards of fill; and

f.  Connection to the City of Soledad sewer infrastructure.
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.h)

Subject to the County approving the AHO and the applicant
constructing and operating the project site to meet the standards of an
Affordable Housing Project, the project will be an allowed use for this
site.

f) Policy LU 1.7. “Clustering of residential development to those portions
of the property which are most suitable for development and where
appropriate infrastructure to support that development exists or can be
provided shall be strongly encouraged.”

e The project is the redevelopment of an existing 44 residential units
on a parcel less than 5 acres in area. While the site has been used
for concentrated residential living for decades, this housing
replacement project will make the site and living conditions more
“suitable.” Water and transportation infrastructure are present and
sewer service will be provided by a connection to the City of Soledad
sewer service. To formalize sewer service, the applicant has
approached the City of Soledad and LAFCO and has requested an
“extra-territorial provision of services.” A “can-and-will serve”
letter has already been issued by the City of Soledad.

g) LU-1.11 “Development proposals shall be consistent with the General
Plan Land Use Map designation of the subject property and the policies
of this plan.”

e The 2010 General Plan designates the property as Farmland. The
General Plan also provides that Affordable Housing Overlays
(AHO) may be proposed by an applicant.

e If a property meets all of the suitability criteria, the property owner
may develop an Affordable Housing Overlay project rather than a
use otherwise allowed by the underlying land use designation (See
separate Finding #7 for adding the AHO below). With an AHO
designation applied to the property and development according to
the proposal provided by the applicant, the project will be consistent
with the policies of the Plan.

LU-1.12 “Structures in electrical transmission corridors or rights- of—way

shall be prohibited.”

o An electrical transmission line presently runs through the property
in a northwest to southeast direction. New structures have been
sited to not be directly under these transmission lines and to meet the
setback needs of the utzlzty

i) LU-1.18 “If the standards in this General Plan render a legal lot of
record substandard in size, the substandard size of the parcel shall not
by itself render the parcel a legal nonconforming use. Any proposed
expansion, enlargement, extension, or intensification of uses on such a
lot shall not be prohibited due to its substandard size unless there are
overriding public health impacts. Development of the lot shall comply
with all other policies, standards, and designated land use requirements
of this Plan.” ,

o The 4.6 acre parcel is zoned F/40 and maintains the legal, but non-
conforming Camphora Housing Development. Standards for this
F/40 district most appropriately provide for farming operations and
large parcels and become complicated for smaller parcels that have
relatively greater lot coverage needs. While this policy would not
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necessarily prohibit the “extension” of non-conforming uses on such
a small lot, the applicant’s proposal to develop consistent with the
parameters of the AHO designations described in the General Plan
will allow the redevelopment of the lot to become a legal and
conforming development.

j) LU-1.19 “Community Areas, Rural Centers and Affordable Housing
Overlay districts are the top priority for development in the
unincorporated areas of the County. Outside of those areas, a
Development Evaluation System shall be established to...”

e The Applicant has proposed that an Affordable Housing Overlay
(AHO) district be applied to this property and has proposed a
development consistent with and exceeding the affordability and
suitability criteria for such developments. In Policy LU-1.19, the
General Plan treats AHOs equally to Community Areas and Rural
Centers as being a priority for development in unincorporated areas.
Therefore, the subject property is not subject to the Development
Evaluation System; the county has already established Affordable
Housing as a priority.

k) LU-1.20 “Residential development within unincorporated Monterey
County shall be limited to area build-out. Area build-out means specific
land use/density designations as mapped in the area plans and adopted
as part of this General Plan.”

o The term “build-out” is relatively incongruous with a discussion of
agricultural and farmland uses. As F/40, it is not a district targeted
for general residential development; only those residential units that
would support and enhance the use of prime, productive and unique
farmlands are allowed. F/40 allows: single family dwellings, not
exceeding four accessory units to the agricultural use; licensed
residential care homes; and farm worker/employee housing
facilities.  Parcel sizes can range from less than one acre to
thousands of acres. The redevelopment of 44 residential units on
this less than a 5 acre site will not contribute additional residential
density as at least 44 units have existed on this site for decades.

) LU-2.2 “Residential development shall be limited in areas that are
unsuited for more intensive development due to physical hazards and
development constraints, the need to protect natural resources, or the
lack of public services and facilities.”

e Reuse and redevelopment of the present site should not be limited
here for need of protecting natural resources, avoiding physical
hazards and constraints, or for lack of public services. Having been
intensely used for decades for farmworker housing at this same
density, the site is suited for this “intensive development.” The
provision of additional public services, such as the connection to the
Soledad sewage treatment system, and the removal of aged and
failing onsite septic systems will further protect the residents as well
as adjacent farmland and agricultural resources.

m) LU-2.4 “Areas designated for residential use shall be located with
convenient access to employment, shopping, recreation, and
transportation. Higher density residential areas should be located with
convenient access to public transit.”

Camphora Apartment Replacement Project (PLN100446) Page 4
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e The site is not presently designated for residential use but will be
with the addition of the AHO. The site will continue to serve
agricultural employees with convenient access to employment via
Highway 101. The site has been designed in consideration of buses
being able to easily enter and drive through and pick up employees.
The nearest shopping opportunity will remain the City of Soledad.

AG-1.2 “The County shall require that well-defined buffer areas be

provided as partial mitigation for new non-agricultural development

proposals that are located adjacent to agricultural land uses on farm
lands designated as Prime, of Statewide Importance, Unique, or Local

Importance.”

o The site presently has relatively no agrzculture buffer and does not
maintain a conservation easement for this purpose. The 4.6 acre
residentially-developed site is not considered Prime Farmland, of
Statewide Importance, Unique, or of Local Importance although.
neighboring vineyard properties to the northeast and Souz‘heast are
considered Prime Farmland.

o The new project sets residential structures and the community
building 75-90 feet from property lines. Within this 75-90 foot wide
area is a circular drive path through the site, pedestrian pathways,
landscaping and tree plantings, water storage tanks, carports with
solar arrays, and new perimeter fencing.

e The Camphora Apartment Replacement project has been designed to
assure that drainage, shading, vegetation/landscaping, and erosion
control will not impact or compromise adjacent agricultural uses.

o The Monterey County Agricultural Commissioner’s Office found the
75-90 foot wide agricultural buffer proposal to be an improvement

over the present Camphora Apartment configuration which has -

structures 15 to 22 feet from property lines. The Agricultural

Commissioner’s Office indicated that the proposal was in keeping

with the intent and purposes of agricultural buffers as provzded for
in the Plan.

LU-2.12. “Monterey County shall establish a program for retalmng

affordable housing units. For-sale housing units with affordability

restrictions developed within redevelopment project areas (Boronda,

Castroville, Fort Ord, and Pajaro), Community Areas and Rural Centers

prior to the adoption of their Plans, as well as any project developed

under the Affordable Housing Overlay Program shall be consistent with
term of affordability provisions in State Redevelopment law. Rental
units shall be deed restricted in perpetuity countywide.”

e The project does not develop for-sale units, but it is a proposed
project which would utilize the Affordable Housing Overlay.

o The affordability provisions in State Redevelopment law have gone
away with dissolution of Redevelopment Agencies as of February 1,
2012.

o According to Jane Barr of the Monterey County FEconomic
Development Department, “the Project is in conformance with the
Affordable Housing Overlay. Specifically, it conforms to Section
LU-2.12 regarding the County’s program for retaining affordable
housing units. It is expected that the Project will be 100%
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affordable. The rental units will be deed-restricted for a term that is
consistent with other affordable housing funding sources. It is
expected that the term will be for a minimum of 55 years.”

LU-2.13 “The County shall assure consistent application of an

Affordable Housing Ordinance that requires 25% of new housing units

be affordable to very low, low, moderate, and workforce income

households....”

e Whereas the County must act evemhandedly in requiring new
housing units created under an Affordable Housing Ordinance to
have 25% of the units affordable according to the 6%, 6%, 8% and
5% figures, the applicant has proposed a project where all of the 44
units will be affordable to very low and low-income farm workers.
This greatly exceeds the targeted minimums.

LU-2.19 “The County shall refer amendments to the General Plan and

zoning changes that would result in the creation of new residential,

industrial, or commercial areas to the nearest cities for review and
comment.” '

e While the project was referred to the City of Soledad for their
review, the project does not represent an increase in new housing
units, merely the replacement of 44 existing legal but non-
conforming units. The addition of the Affordable Housing Overlay
district (zone change) has been referred to Soledad for review and
comment and will serve to have the resulting development be in
conformance with the Monterey County General Plan and codes.

C-4.2. “All new road and interior circulation systems shall be designed,

developed, and maintained according to adopted County standards or

allowed through specific agreements and plans.”

e The project site proposes two driveways for access to the parking

 areas. Review of the plan proposed by the applicant shows
conformance to the County’s parking standards. Adoption of the
development plan proposed and supplemented by a condition of
approval applied to the project for conformance to standards will
assure that this Policy is met.

0S-1.8. “Programs to encourage clustering development in rural and

agricultural areas to maximize access to infrastructure, protect prime

agricultural land, and reduce impacts to designated visually sensitive
and critical habitat areas shall be established.”

e While specific programs to encourage clustering development in
rural and agricultural areas have not yet been developed, the
redevelopment of the 44 units on this 4.6 acre site does serve to
protect prime agricultural lands in that no new impacts to exiting
agricultural areas are anticipated. At a density exceeding 9 units
per acre, this project may be considered to be a clustered
development.

Standards For Agricultural Employee Housing. The Camphora

Apartment Replacement project meets the standards for the

development of agricultural employee housing. (Section 21.66.060 of

Tile 21 Zoning Code)

1. There must be adequate water and sewer available to service the

development, as determined by the Director of Environmental Health.

Exhibit 12
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e Compliance with conditions received from the Environmental
Health Bureau will assure that there is adequate water and sewer
available to service the development:

i. Condition 15 (ESP01) - Design the water system improvements
to meet the standards as found in Titles 17 and 22 of the
California Code of Regulations and as found in the Residential
Water Supply Standards.

ii. Condition 16 (ESP02) - Design the water system improvements
to meet fire flow standards as required and approved by the
local fire protection agency.

iii. Condition 17 (ESP03) - The existing onsite wastewater
treatment system (OWTS) currently serving 32101 McCoy Rd,
Soledad shall be demolished or abandoned pursuant to the
standards found in Monterey County Code (MCC), Chapter
15.20.090.

iv. Condition 18 (ESP04) - Engineered plans for the sewer system
including all necessary redundancies shall be submitted to and
approved by the City of Soledad. Plans shall be in conformance
with Monterey County Code, Chapter 19.13 and the California
Plumbing Code, Title 24 part 5 of the California Code of
Regulations.

2. The housing must be located off prime and productive agricultural
land or on the parcel where no other alternatives exist on site, on the
least viable portion of the parcel.

o While zoned Farmland 40, the site has been developed with
agricultural employee housing for 50 years and is not prime or
productive agricultural land. This heavily impacted project site is
ideally suited for redevelopment of the residential units so that no
other or adjacent agricultural lands would potentially be
impacted.

3. The development shall incorporate proper erosion and drainage
controls.

e Preliminary Site Grading and Drainage Civil Engineered plans
have been submitted by the applicant (Sheet C4) and reviewed by
County Land Use Agencies, including the Water Resource
Agency.

o Compliance with conditions received from the Water Resources
Agency will assure that the project incorporates proper erosion
and drainage controls:

i. Condition 26 (WRSP2) - The applicant shall provide a

drainage plan, prepared by a registered civil engineer,
addressing on-site and off-site impacts. The plan shall include
detention facilities to mitigate the impact of impervious surface
stormwater runoff. The plan shall also include oil/grit
separators for paved parking areas. Supporting calculations
and construction details shall also be provided. Pond(s) shall
be fenced for public safety. Drainage improvements shall be
constructed in accordance with plans approved by the Water
Resources Agency

Camphora Apartment Replacement Project (PLN100446) Page 7
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ii. Condition 27 (WRSP2) - The applicant shall provide
certification from a registered civil engineer or licensed
contractor that stormwater detention facilities have been
constructed in accordance with the approved drainage plan.

4. Enclosed storage facilities shall be provided for each housing or
dwelling unit.

o Each of the two- and three-bedroom floor plan designs includes
customary bedroom closets, linen closets, coat closets and kitchen
cabinet storage spaces customary with a modern apartment
design. Parking areas do not include enclosed garage spaces.

5. Laundry facilities, including washers and dryers, shall be prov1ded
on-site.
o Laundry facilities will be provided on-site in the Community
Building.

6. The site design of the facilities shall be subject to the approval of the
Director of Planning.
o As the Project includes a Use Permit and a Zone Change, the
project design will be reviewed by the Planning Commission and
decided upon by the Board of Supervisors.

7. The development of more than twelve (12) dwelling units shall

require inclusion of recreation facilities and open space, proportional to
the amount and type of facilities to be provided. The facilities shall

require children's play equipment. Adult housing shall require the
inclusion of appropriate recreational areas, such as for baseball,
basketball, soccer or horseshoe pitching.
e Recreational facilities will be provided for residents including a
basketball half-court, two turf-covered play areas, a tot lot, and a
picnic and barbecue area adjacent to the community building.

8. The development shall be landscaped pursuant to a landscaping plan
approved by the Director of Planning prior to issuance of building
permits for the facility.
o The property will be extensively landscaped (See Plan Sheets LI-
L6). (See Condition 9)

9. All recreational areas and landscaping shall be installed prior to
occupancy of the facilities. Landscaped areas shall be maintained.

o These items are handled through Conditions of Approval and are

standard County practice. (See Conditions 1, 9)

The project was not referred to a Land Use Advisory Committee
(LUAC) for review as no LUAC is assembled for the Central Salinas
Valley Area Plan.
The project planner conducted a site inspection on September 27, 2011
to verify that the project on the subject parcel conforms to the plans
listed above.

w) The application, project plans, and related support materials were

Camphora Apartment Replacement Project (PLN100446) Page 8 D
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FINDING:

EVIDENCE:

a)

b)

c)
d)

submitted by the project applicant to the Monterey County RMA -
Planning Department for the proposed development and are found in
Project File PLN100446.

SITE SUITABILITY - The site is physically suitable for the use
proposed.

The project has been reviewed for site suitability by the following
departments and agencies: Planning Department, Public Works
Department, California Department of Transportation, Water Resources
Agency, Mission Soledad Fire Protection District, Parks Department,
Economic Development Department and Sheriff’s Office. There has
been no indication from these departments/agencies that the site is not

“suitable for the proposed development. Conditions recommended have

been incorporated.

Staff identified potential impacts to: Aesthetics, Agriculture and Forest

Resources, Biological Resources, Cultural Resources, Greenhouse Gas

Emissions, Hazards/Hazardous Materials, Land Use/Planning,

Population/Housing; Public Services, Transportation/Traffic and

Utilities/Service Systems. The following reports have been prepared:
“Geotechnical Engineering Report, South County Housing,
Camphora Apartments”, (LIB120132) Prepared by Earth Systems
Pacific, dated January 25, 2011.

- “Phase I Environmental Site Assessment, Camphora Labor Camp”,
(LIB120133) Prepared by Earth Systems Pacific, dated July 10,
2009. -

- “Additional Phase II Pesticide Testing, Camphora Apartments”,
(LIB120135) Prepared by Earth Systems Pacific, dated May 16,
2011.

- “Phase II Addendum — Arsenic” (LIB120136) Prepared by Earth
Systems Pacific, dated August 16, 2011.

- “Trip Generation and Traffic Operations Study for the Proposed
Camphora Residential Development”, (LIB120137) Prepared by
Hexagon Transportation Consultants, Inc., dated March 1, 2011.

- “Phase I Archaeological Study for the Camphora Apartments”,
Project, (LIB120138) Prepared by Doane and Breschini, December
2010.

- “Acoustical Analysis, Camphora Apartments”, (LIB120139)
Prepared by Brown-Buntin Associates, Inc., dated July 28, 2011.

- “Preliminary Sewer Demand Calculations for Camphora Housing
Redevelopment Project (Revised)”. (LIB120140) Prepared by
Ifland Engineers, dated November 17, 2011.

- “Relocation Plan, Camphora Apartments” (LIB120143) Prepared
by Autotemp, dated August 2010.

The above-mentioned technical reports by outside consultants indicated
that there are no physical or environmental constraints that would
indicate that the site is not suitable for the use proposed. County staff
has independently reviewed these reports and concurs with their
conclusions.

See the Finding #5 below for the California Environmental Quality Act
(CEQA) and associated evidence. '

The project planner conducted a site inspection on September 27, 2011
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FINDING:

EVIDENCE:

2)

b)

d)

to verify that the project on the subject parcel conforms to the plans
listed above.

The application, project plans, and related support materials were
submitted by the project applicant to the Monterey County RMA -
Planning Department for the proposed development and are found in
Project File PLN100446. '

HEALTH AND SAFETY - The establishment, maintenance, or
operation of the project applied for will not, under the circumstances of
this particular case, be detrimental to the health, safety, peace, morals,
comfort, and general welfare of persons residing or working in the
neighborhood of such proposed use or be detrimental or injurious to
property and improvements in the neighborhood or to the general
welfare of the County.

The project was reviewed by the RMA - Planning Department, RMA -
Public Works Department, California Department of Transportation,
Water Resources Agency, Mission Soledad Fire Protection District,
Parks Department, Economic Development Department and Sheriff’s
Office. The respective agencies have recommended conditions, where
appropriate, to ensure that the project will not have an adverse effect on
the health, safety, and welfare of persons either residing or working in
the neighborhood.

The Camphora Apartment Replacement Project is intended to alleviate
overcrowded conditions for residents, alleviate specific environmental
concerns (see following Findings and Evidence) and to bring the
property up to current health, safety and building codes.

Alleviate Overcrowding. The existing 44 residential units in six
buildings and the one community structure on the property cover
approximately 29,586 square feet according to plans submitted by the

applicant. These 44 units house approximately 185 persons and at least

13 of these units are considered overcrowded with more than 2 persons
per room. Approval of the proposal would result in providing nearly
45,000 square feet of living space for the same 44 “households,”
including 22 three-bedroom units where no three-bedroom units
previously existed. The project also includes a 4,301 square foot
common use community center.

Connection to a formal Sewage Treatment System. Septic systems on
this less than 5-acre parcel have continually failed and have needed
servicing over the decades. The on-site septic system will be abandoned
and a sewer force main will be installed to connect the Project to the
City of Soledad sewer system. It will be necessary for the Local Agency
Formation Commission (LAFCO) of Monterey County to grant an
“extra-territorial provision of services” to formalize the sewer service
being provided by the City of Soledad. A can-and-will serve letter has
been issued by the City of Soledad.

Recreational facilities will be provided for residents including a
basketball half-court, two turf-covered play areas, a tot lot, and a picnic
and barbecue area adjacent to the community building.

The property will be extensively landscaped. A landscaped earthen
berm will be constructed along the McCoy Road frontage of the site to
provide for visual separation and noise attenuation from nearby

Camphora Apartment Replacement Project (PLN100446)- Page 10 j )
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Highway 101.

The existing well on the property will continue to serve the residents.
The well was drilled in 1996 to a depth of 690 feet, yields an estimated
500 gallons per minute and meets current drinking water standards.
Additional water storage will be incorporated into the project to assure
fire flow requirements are met.

The new Project will meet “green” building performance standards with
the goal of achieving net zero energy use by off-setting projected energy
consumption with a large photovoltaic system (solar panels) mounted on
the roofs of carports. Upon completion, the construction of the
Camphora Apartment Project is intended to meet a LEED Gold level or
higher.

The project planner conducted a site inspection on September 27, 2011
to verify that the project on the subject parcel conforms to the plans
listed above.

The application, project plans, and related support materials were
submitted by the project applicant to the Monterey County RMA -
Planning Department for the proposed development and are found in
Project File PLN100446.

NO VIOLATIONS - The subject property is in compliance with all
rules and regulations pertaining to zoning uses, subdivision, and any
other applicable provisions of the County’s zoning ordinance. No
violations exist on the property.

Staff reviewed Monterey County RMA - Planning Department and
Building Services Department records and is not aware of any violations
existing on the subject property.

A Use Permit was issued for the property on September 30, 1958
allowing the establishment of a labor camp with a maximum of 1,000

men (Planning Commission Resolution No. 3352). Forty-four units

were constructed on the site in the 1960s consisting of seven buildings
ranging from 8-10 units per building and all remain without any notable
modifications for 50 years.

The existing development is legal as it was permitted by the County
through the use permit process in 1958, yet the site does not meet
current development standards for lot coverage in the F/40 Zoning
District. The present proposal would correct this by allowing an
Affordable Housing Overlay zone to be applied to the site to enable an
Affordable Housing Project. The resulting zoning designation would be
“F/40-AHO”. For an AHO district, the 2010 Monterey County General
Plan does not specify development standards such as minimum lot size,
setbacks, height and coverage; it mainly specifies the affordability range
of units to be offered and a range of preferred development density.
Similar to the latitude offered in General Development Plans, the
County has great discretion in how such an Affordable Housing Project
can be developed. In this manner, a project meeting the Affordability
Criteria for an Affordable Housing Project and a project that meets the
Development Standards for Agricultural Employees Housing, the
County is given leeway through a Use Permit review in approving an
appropriate site design for the subject property. With County approval
under these circumstances, the site will become legal and conforming to
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Code.

The project planner conducted a site inspection on September 27, 2011
to verify that the project on the subject parcel conforms to the plans
listed above.

The application, plans and supporting materials were submitted by the
project applicant to the Monterey County Planning Department for the

‘proposed development and are found in Project File PLN100446.

CEQA (Negative Declaration) - On the basis of the whole record
before the Monterey County Planning Commission, there is no

substantial evidence that the proposed project, as designed and -

conditioned, will have a significant effect on the environment. The
Negative Declaration reflects the independent judgment and analysis of
the County.

Public Resources Code Section 21080.d and California Environmental
Quality Act (CEQA) Guidelines Section 15064.a.1 require
environmental review if there is substantial evidence that the project
may have a significant effect on the environment.

The Monterey County Planning Department prepared an Initial Study
pursuant to CEQA. The Initial Study is on file in the offices of the
Planning Department and is hereby incorporated by reference
(PLN100446). ,

Issues that were analyzed in the Negative Declaration include:
aesthetics, agriculture and forest resources, air quality, biological
resources, cultural resources, geology/soils, greenhouse gas emissions,
hazards/hazardous - materials, hydrology/water  quality, land
use/planning, mineral resources, noise, population/housing, public
services, recreation, transportation/traffic, and utility/service systems.
There is no significant wildlife habitat or natural features present on the
site, nor examples of the major periods of California history or
prehistory. Redevelopment of the project site will not conflict with any
applicable habitat conservation plan or natural community conservation
plans, as there are no adopted habitat conservation plans or natural
community conservation plans along this portion of the Salinas Valley.
The project will not have the potential to degrade the environment in
this regard and is considered to be less than significant.

The redevelopment of the subject property and the replacement of 44
existing residential units with 44 new residential units does not
introduce new impacts that are cumulatively considerable. In the project
description and analysis of the environmental criteria contained in the
Initial Study checklist, the project has been designed to meet or exceed a
LEED Gold Level standard. No thresholds of the air management
district will be exceeded or require mitigation. The project has been
determined to have a less than significant effect on Greenhouse Gasses
through the use of the CalEEMod air quality model prepared by County
staff and included in the environmental analysis. Furthermore, staff
recommends that a Negative Declaration is the appropriate
environmental determination for the project as no mitigation measures
have been determined necessary. Beyond the temporary less than
significant impacts of noise and effects related to construction vehicles,
the project is considered to have a less than significant impact on
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cumulative resources.

The project is intended to improve and correct existing adverse living
conditions for the residents of the Camphora Apartment Complex. The
project has been designed to alleviate overcrowding and to remove

failing septic treatment systems and to connect to public sewer "

infrastructure. Furthermore, the project site will be built to modern
building code standards and will include outdoor and recreational
amenities for the residents. No significant (negative) environmental
impacts have been identified for the project. The project will be a direct
improvement in the quality of life for the residents. In this manner the
project is considered to be less than significant in that it will not have an
adverse affect on human beings.

The Initial Study provides substantial evidence, based upon the record
as a whole, that the project would not have a significant effect on the
environment. Staff accordingly prepared a Negative Declaration.

‘All project changes required to avoid significant effects on the

environment have been incorporated into the project and/or are made
conditions of approval. A Condition Compliance Plan has been prepared
in accordance with Monterey County regulations and has been designed
to ensure compliance during project implementation and is hereby
incorporated herein by reference.

The Draft Negative Declaration (“ND”) for PLN100446 was prepared in
accordance with CEQA and circulated for public review from June 25,
2012 through July 24, 2012 (SCH#: 2012061079). _
Evidence that has been received and considered includes: the
application, technical studies/reports (see Finding 2/Site Suitability),
staff reports that reflect the County’s independent judgment, and
information and testimony presented during public hearings. These
documents are on file in the RMA-Planning Department (PLN100446)
and are hereby incorporated herein by reference.

Staff analysis contained in the Initial Study and the record as a whole
indicate the project could result in changes to the resources listed in
Section 753.5(d) of the California Department of Fish and Game (CDFG)
regulations. All land development projects that are subject to
environmental review are subject to a State filing fee plus the County
recording fee, unless the Department of Fish and Game determines that
the project will have no effect on fish and wildlife resources. For
purposes of the Fish and Game Code, the project may have a significant
adverse impact on the fish and wildlife resources upon which the
wildlife depends. The Initial Study was sent to the California
Department of Fish and Game for review, comment, and to recommend
necessary conditions to protect biological resources in this area.
Therefore, the project will be required to pay the State fee plus a fee
payable to the Monterey County Clerk/Recorder for processing said fee
and posting the Notice of Determination (NOD). -

The County has considered the comments received during the public
review period and they do not alter the conclusions in the Initial Study
and Negative Declaration. ‘
The Monterey County Planning Department, located at 168 W. Alisal,
2nd Floor, Salinas, California, 93901, is the custodian of documents and
other materials that constitute the record of proceedings upon which the
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FINDING:

EVIDENCE:

FINDING:

a)

b)

g)

decision to adopt the negative declaration is based.

LONG-TERM WATER SUPPLY (PS-3.1) “Ensure that new
development is assured a long-term sustainable water supply.”

The project is not necessarily “new” development in that the existing
condition of the property includes 44 residential units and the completed
project will have an equivalent 44 units. “Redevelopment” would be a
more appropriate term.

The existing well on the property will continue to serve the residents.
The well was drilled in 1996 to a depth of 690 feet, yields an estimated
500 gallons per minute, and meets current drinking water standards.
This agricultural employee (farm worker) housing project is development
related to agricultural land uses within Zone 2C.

Policy PS-3.1 does not apply to the Camphora Apartment Replacement
Project as the project meets exemption criteria () of Policy PS-3.1: (c)
development related to agricultural land uses within Zone 2C of the
Salinas Valley Groundwater Basin.

“Agricultural Employee Housing” is defined in Section 21.06.014 of the
Monterey County Zoning Code Title 21 as, “any living quarters or
accommodations of any type, including mobile homes, which comply
with the building standards in the State Building Standards Code or an
adopted local ordinance with equivalent minimum standards for
building(s) used for human habitation, and buildings accessory thereto,
where accommodations are provided by any person for individuals
employed in farming or other agricultural activities, including such
individuals' families. The agricultural employee housing is not required
to be located on the same property where the agricultural employee is
employed.” ‘

The project is within Zone 2C of the Salinas Valley groundwater basin.
Therefore, the reuse of this site to redevelop 44 agricultural employee
housing units with an existing and proven water supply is an agricultural
land use and is within Zone 2C of the Salinas Valley groundwater basin.
This policy does not apply to the Camphora Apartment Replacement
Project.

AFFORDABLE HOUSING OVERLAY (AHO) District Zoning
Designation. L.U-2.11 “The County shall encourage the development of
affordable and workforce housing projects through the establishment of
an Affordable Housing Overlay Program, based on the following
parameters:
a. The following areas shall be designated as Affordable Housing
Overlay (AHO) Districts:

(1) Mid-Carmel Valley

(2) Monterey Airport and Vicinity

(3) Highway 68 and Reservation Road.

(4) Community Areas prior to the adoption of a Community Plan.

(5) Rural Centers prior to the adoption of a Capital Improvement

and Financing Plan.”

o This is not applicable as the legal but non-conforming agricultural

employees (farmworker) housing complex already exists outside of
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one of the five districts indicated in the General Plan. The applicant
is requesting to newly place an AHO district over the Camphora
Apartment site to make it legal and conforming to code.

b. “Properties shall meet the following suitability criteria in order to be

eligible for the Affordable Housing Overlay Program:

(1) The property is located within -an Affordable Housing Overlay

(AHO) District;”

o The applicant is requesting to newly place an AHO district over the
Camphora Apartment site.

(2) “Development within the Affordable Housing Overlay District shall

be approved on a project-by-project basis and achieve the following

levels of affordability (plus or minus 1%):

10% Very Low

e 15% Low

e 15% Moderate

e 20% Workforce I, and

o 40% Workforce II.
Individual projects may increase the percentage of Very Low, Low and
Moderate income categories by reducing the percentage of Workforce I
or Workforce II income levels. A project may be allowed to replace up
to 25% of the Workforce II housing allocation with market-rate units if
one or more of the following criteria are met:

i) the County has identified a different mix of levels needed for
affordable housing in the local area;

ii) special economic factors, such as land cost or infrastructure
upgrades, affect the cost of development within the local
area;

iii) the applicant proposes to accommodate at least 15% farm
worker housing.”

e The Camphora Apartment Replacement Project will provide 100%
Farm worker (and related family) housing.

o The project exceeds the minimum percentages listed as developers
are allowed to increase the percentage of Very Low, Low and
Moderate income categories by reducing the percentage of
Workforce I or Workforce Il income levels. Increasing the very low
and low income levels best serves the housing needs of farm workers.

Taven —I think that this section should be deleted as it seems to be

responding to iii above which deals with requesting market rate units.c.

“If a property meets all of the suitability criteria in “b” above, the

property owner may voluntarily choose to develop an Affordable

Housing Overlay project rather than a use otherwise allowed by the

underlying land use designation.”

o The Applicant’s project meets and exceeds the (income) suitability
criteria in (b) above and has proposed to develop a voluntary AHO

. project.

e By meeting the criteria and requesting the AHO designation, this
will allow the applicant to supplement the underlying allowances of
the F/40 District with an Affordable Housing Overlay Project. In
this manner, the resulting 44 unit Farmworker Housing project will
be legal and conforming to the new F/40-AHO district to be applied

Camphora Apartment Replacement Project (PLN100446) Page 15 Exhibit ‘D
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to this 4.6 acre parcel (See Findings I and 4).
(d) “The minimum density for an Affordable Housing Overlay project
shall be 6 units per acre up to a maximum of 30 units per acre. An
average density of 10 units per acre or higher shall be provided. The
maximum lot 51ze for detached single- famlly affordable units shall be
5,000 square feet.’
e The property exceeds the minimum density requzremenz‘s for an

AHO, and is within the maximum density allowed. (44 units/4.6

acres = 9.56 units per acre.)

e. “To encourage voluntary participation in the Affordable Housing

Overlay process, the County shall provide incentives for Affordable

Housing Overlay projects....:”

e The applicant’s project meets the criteria for a waiver of land use
and development fees under the existing fee ordinance for the
Monterey County RMA Planning Department. Fees to conduct
environmental review are not subject to the fee waiver allowance.

DECISION

NOW, THEREFORE, based on the above findings and evidence, the Planning Commission

does hereby:

1) Recommend that the Board of Supervisors adopt a Negative Declaration; .
2) Recommend that the Board of Supervisors adopt an ordinance amending Title 21 (Zoning
Ordinance) Section 21-26 to add an Affordable Housing Overlay (AHO) District to the

existing F/40 Farmland zoning designation on the subject parcel attached hereto as -
Attachment 1; and :

3) Recommend that the Board of Supervisors approve a Use Permit to allow for the
demolition of 44 substandard farmworker housing units and the construction of 44 new
farmworker housing units in general conformance with the plans attached hereto as. *
Attachment 2, subject to the Conditions of Approval attached hereto as Attachment 3.

AYES:

- NOES:
ABSENT:
ABSTAIN:

ED AND ADOPTED this 25th day of July, 2012 upon motion of }

, seconded by

Mike Novo, Planniﬁg Commission

This project involves a Planning Commission recommendation to the Board of Supervisors for final

action.

This decision, if this is the final administrative decision, is subject to judicial review pursuant to California
Code of Civil Procedure Sections 1094.5 and 1094.6. Any Petition for Writ of Mandate must be filed W1th ,
the Court no later than the 90th day following the date on which this decision becomes final.

Camphora Apartment Replacement Project (PLN100446) Page 16 Exhibit Q
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NOTES

1. You will need a building permit and must comply with the Monterey County Building Ordinance
in every respect.

Additionally, the Zoning Ordinance provides that no building permit shall be issued nor any use
conducted otherwise than in accordance with the conditions and terms of the permit granted or
until ten days after the mailing of notice of the granting of the permit by the appropriate authority
or after granting of the permit by the Board of Supervisors in the event of appeal.

Do not start any construction or occupy any building until you have obtained the necessary
permits and use clearances from the Monterey County Planning Department and Building
Services Department office in Salinas.

2. This permit expires after the above date of granting thereof unless construction or use is
started within this period.

Camphora Apartment Replacement Project (PLN100446) Page 17 ibit D
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Exhibit D
Attachment 1

ORDINANCE NO.

AN ORDINANCE OF THE COUNTY OF MONTEREY, STATE OF CALIFORNIA,
AMENDING SECTION 21.08.060 OF TITLE 21 (MONTEREY COUNTY ZONING
ORDINANCE) OF THE MONTEREY COUNTY CODE TO REZONE CERTAIN
PROPERTY IN THE COUNTY OF MONTEREY

County Counsel Summary

This ordinance amends Section 21-26 of the Sectional District
Maps of Section 21.08.060 of Title 21(nomn-coastal zoning) of the
Monterey County Code to rezone a 4.6 acre parcel to add an “Affordable
Housing Overlay” zone. The ordinance rezones the parcel from "F/40"
[Farmland, 40 acres per unit] zoning to"F/40-AHO” [Farmland, 40
acres per unit- Affordable Housing Overlay] zoning.  The parcel
(Assessor’s Parcel Number: 257-031-005-000) is located at the near
terminus of McCoy Road, south of the Soledad area correctional
facilities, Central Salinas Valley Planning Area of the unincorporated
area of the County of Monterey. '

The Board of Supervisors of the County of Monterey ordains as follows:

SECTION 1. ZONING DISTRICT MAP. Section 21-26 of the Sectional
District Maps of Section 21.08.060 of the Monterey County Code is hereby amended to
rezone a 4.6 acre parcel located at the near terminus of McCoy Road, south of the
Soledad area correctional facilities (Assessor’s Parcel Number: 257-031-005-000) from
“F/40” to "F/40-AHO,” as shown on the map attached hereto as Exhibit 1 and
incorporated herein by reference.

SECTION 2. FINDINGS. The parcel currently contains legal non-conforming
residential uses and structural development. Policy LU-2.11 (relating to Affordable /
Workforce Housing Program) of the 2010 Monterey County General Plan provides that if
a project proposal meets all of the affordability criteria, the property owner may
voluntarily choose to develop an Affordable Housing Overlay project, rather than a use
otherwise allowed by the underlying land use designation. The proposed Camphora
Apartment Replacement Project will qualify as 100% affordable under County standards.
The Affordable Housing Overlay will enable the proposed Camphora Apartment
Replacement Project for farm workers (agricultural employees) and their families to be
consistent with the General Plan and zoning, and the use would be legal and conforming
to the new F/40-AHO district.

SECTION 3. SEVERABILITY. If any section, subsection, sentence, clause or
phrase of this Ordinance is for any reason held to be invalid, such decision shall not

ibit_ LD
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affect the validity of the remaining portions of this Ordinance. The Board of Supervisors
hereby declares that it has passed this Ordinance and each section, subsection, sentence,
clause and phrase thereof, irrespective of the fact that any one or more sections,
subsections, sentences, clauses, or phrases be declared invalid.

SECTION 4. EFFECTIVE DATE. This Ordinance shall become effective on
the thirty-first day following its adoption.

PASSED AND ADOPTED on this 31% day of July, 2012, by the following vote:

AYES: Supervisors

NOES:

ABSENT:

ABSTAIN:
Eilair,
Monterey County Board of
Supervisors

ATTEST:

APPROVED AS TO FORM.

GAIL T. BORKOWSKI,
Clerk of the Board of Supervisors

WENDY S. STRIMLING
Senior Deputy County Counsel

By:

Deputy

b
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PROPOSED REZQNING OF SECTION 21-28

APN: 257-631-005-000F
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EXHIBIT D
Attachment 2

Site Development Plans, Floor Plans, Elevations
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GRAPAIC SCALE: 1 INGH + 30 FEET.

TOTAL AREA OF THE SITE 200462 SQ. FT.

AHEA OF EXISTING BUILOINGS = 20380 6. FT,

AREA OF EXISTING PAVEMENT = 70,712 sQ. FT,

AREA OF BXISTING CONCRETE = 645 50. FT. .

TOTAL AREA OF EXISTING IMPERVIOUS SURI'ACES = 100843 8Q. MT..

Demolition Notes

1 AL BULOWGS A SITE FEATURES 10 82 KEWOVED PON PROPOSED DEVELOPKERT
2. GENEUL COKTRACTOR WILL NOTIPY AMCNEOLOOICAL CORSILTANT UPOI CONPLETION OF
DEWOLITIOR Wi GROCHD BUNPACE 18 EXPOSED. THIS HOTIFICATION KUST OCGUR AT

LEAST 48 HOURS PRIOA TO GAOD®

& CONTRACIOR Y0 TAKE PAZCAUTIONS 70 PROTECT EOSTING UTILITIES YO AEMADL AKY

S0CH UTILITIES CAINED BY CONTRACTORS ACTIVITIZS 70 DE. EPATED WITH

H0 ADOED COST. O OWNER. K

4, CONTRACTON SiLL HOTDFY. BHGIKEER OF AKNY WELLE, SEPTIC STSTEMS OR LNDERGROID
UTILITIES THAT AR DISCOVEAED DUNING DENOLITION. REMOYAL ANG ABKIOORMCHT
GHALL B DY CONFORUANCE WITH LOCAL AND STATE RCCUREAENTR.

6 ALL TREES OESIGNATED POR REMOVAL SHALL B ASUOVED FROK THE SITE, WCLLOT
§007 STETBIL BACKALL oF Ths HoL® LEFT 0T 00T BALL REMoVAL ol e

ACCOMPLISYE
REQUIRELENTS FOR TAENCH COMPACTION.

Boutidary Notes
6x6 HWY MONUMERT FOUND AS BHOWN AT THE WESTERLY CORNER OF
SUBJECT PROPERTY HELD AS THE SAME PER AECORD HIGHWAY RIGHT OF
WAY MAPS - STATION 31+0208. P.0.T. ALONG CENTERLINE HELD PER
FOUND CL MONUMEHT 45-19 AY STATION $0+37.07, RESULTING IN A
CALCULATE DISTANCE OP 6383 FEET [64.99 AND 62.24] ALONG THE RIGHT
OF WAY LINE TO THE POT. A SEARCH FOR THE 6x5 MONUMENT AT THE
DT, CALLED FOR IN THE RECORD DESCRIPTION WAS PERFORMED,
NOTHING POUND.

Basls of Bearings

THE BASIS OF BEARINGS FOR THIS SURVEY 18 CCS83, ZONE 4, 1198135)
GRID BEARING-BETWEEN CALTRANS MONUMENTS 45-18 AHD 45-20 ALONG
THE CENTERLINE OF HWY 10) AS SHOWN HEREON FROM CALTRANS
SUPPLIED COORDINATES, PROJECT COORDINATES ARE AOJUSTED IDATUM
%}R:}FOTO CURRENT CCS83 [ZONE 4 - 2002.00) PER GPS OBSERVATIONS ON

BASIS OF BEARINGS = N 48%5644% W [N 532007 W)

Benchmark

THE ELEVATIONS SHOWH ON THIS‘SIMVEY ARE ON AH ASSUMED DATUM.
L

THE SITE BENCHMARK 15 A. GHINER ON THE BW SIDE OF THE AC
PAVED RDAD.APPROX. 34 PEET WESTERLY OF THE WESTERN CORNER OF
THE SUBJECT PROPERTY.

BENCHMARK ELEVATION = iAJO.ﬂD‘ [ASSUNED DATUM] - ADD 7240 FEET TO
NAVD 33

NOTE:;
“THE BOUNDARY ARD/OR TOPOGRAPHIC DATA SHOWN
HEREON WAS PACVIDED TO IFLAND EHOINEERS, DiC. 8V

A 19 BASED UPOH A FIZLD SUXVEY.DATED..

WHILE IFLAND ENGINEERS HAS MADE A SITE
VISIT TO PIELD CHECK THE DATA PROVIDED,
WE ASSUME NO RESPONSIBILITY FOR THE
ACCURACY, COMPLETENESS AND SUFFICIENCY OF

._THE BOUNDARY AND/OR TOPOGRAPHIC DATA.

i
gsE
as ;

CVLGIGINTIENG & LAND FUANNING - # . STEUCTTEAL DESGA-

ENGINEERS

£
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Estimated Earthwork Quantlties

5000 CUBIC YARDS EXCAVATION
4500 CUBIC YARDS EMBANKNENT -
500 CUBIC YARDS EXPORT [BALANCE ON SITE}

1L ESIUATE DOES AT INCLUDE AKTAINING WALL EXCAVATION YOLUVES,
UTILITY TREKCH VOLIVES OR ANY OVEAZXEAVATION,

CONDITIOHS.

L ESTIAATE ASKMES A UX COMPACTION FACTOR OH ALL FTLL MATERIAL
A0 A OX EXPANSIGH PACTOR 06 ALL CUT MATERIAL

3. PRIOR TO COMMENCTUZNT OF WORK CONTRAGTOR SHALL CONFIA THAT
BSTIMATES ARE CORRECT,

D CUBIC YARDS OVEREXCAVATION/RECOMPACTION

Grading Notes

1. ALL PROPOSEO WORK SHALL BE DONE IN'ACCORDANCE. WITH LATEST COUNTY OF MONTEREY
NUNICIPAL CODE, APPROVED BY THE PUBLIC WORKS DEPARTMENT.

ALL GRADING SHALL BE DONE UNDER THE DIRECTION AND SUPERVIGION OF THE GEOTECHNICAL
ENGINEER. UPOR COMPLETI( ‘CHNICAL REPORT SHALL BE
BUBMITTED TO TH! TECHNICAL ENGINEER, CERTIFYING
COMPLIANCE WITH THE COL

AND ELEVATIONS OF FIELD DENBITY TESTS, SUNNARI FIE LABORATORY TESTS, AND
ANT OTHER BUBSTANTIATING DATA DEVELOPED BY THE GROTECHNICAL ENGINZER.

), ALL GRADING WORK AND CONSTRUCTION OF IMPROVEMENTS BHALL BE DONE (N ACCORDANCE WITH
RECOMMENDATIONS ‘SPECIFIED I THE GEOTECHNICAL REPORT PREPARED FOR THIS PROJECT BY
BARTH BYSTEMS PACIFIC, DATED JARUARY 8, 201 THE GEOTECHNICAL ENGINEER SHALL INSPECT
THE COMPLETEO PROJECT AND CERTIFY IN s \T THE IMPROVEMENTS, HAVE BEEN
CONSYRUCTEO IN CONFORMANCE WITH THE GEOTECHNICAL REPORT,

4, GRADE LANDSCAPED (UNPAVED] AREAS BETWEEN BUILDINGS ¢ WALKWAYS A3 REQD TO DRAIN AWAY
Fﬁfy}a‘nﬂ{‘:ﬂ;’;us' PROVIDE MIK 2X SLOPE AWAT FROM BUILDINGS, WITHIN:$-0' OF BUILDING -

. ALL CLEARING, SITE PREPARATION OR EARTH WORK SHALL BE PERFORMED UNDER INSPECTION BY
THE GEOTECHNICAL ENGINEER AND TO THE SATISFACTION OF THE GEOTECHNICAL ENGINEER

‘A GRADING PERMIT FROM THE CHIEF BUILDING. OFFICIAL WILL BE REQUIRED PRIOR TO
COMMENCEMENT OF WORK. .

»

-

7. A PRE-GRADING CONFERENCE AT THE SITE 1S REQUIRED FRIOR TO THE START OF GRADING WITH
THE POLLOWING PEOPLE PRESENT; OWNZR, CONTRACTOR, ENGINEER, GEOTECHNICAL ENGINEER, AND
CITY INBPECTOR, OR THEIR REPRESENTATIVES,
8. ORADINO SHALL BE DONE DURING.PERIODS OF DRY WEATHER, ANO PROTECTIVE WPASURES SHALL
BE INCORPORATEO. DURTHG GRADING TO PREVENT SILTATION PROM ANY GRADING PROJECT HALTED
U, TO'RATA NO EARTH MOVING ACTIVITIES SHALL OCCIR BETHEER OGTOBER STF, AKD APRIL
9. 1N THE EVENT THAT ANY UNUSUAL CONDITIONS, NOT COVERED IN THE GEOTECHRICAL REFORT, ARE
ENCOUNTERED" DURING. GRADING DFERATIONS, THE GEOTECHNICAL ENGINEER SHALL BE INKEOIATELY
HOTIFIED FOR DIRECTIONS,
10, A COPY OF ALL COMPAGTION TESTE ANO FINAL GRADING REPORT GHALL BE SUBNITTED TO THE
COUNTY PRIGR YO SCHEDULING OF ANY INSPECTIONS.
1. THE CONTRACTOR SHALL APPLY WATER TO ALL EXPOSED EARTH SURFACEE AT INTERVALE.
SUFFICIENT -TO PREVENT ATRBORNE DUST FROM. LEAVING THE PROJECT SITE. ALL EXPOSED EARTH
SHALL.BE WATERED DOWN AT THE END P THE WORK DAY,
12 WHILE I8 TRANSIT TO AND FROM THE PROJECT GITE, ALL TRUCKS TRANSPORTING PILL SHALL B2
EQUIPPED WITH TARPS. - N
15, ALL GRADING SHALL CONFORM TO MONTERET COUNTY GRADING ORDINANCES # 2535 AND EROGION
CORTROL ORDIHANCE f 2608.
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Site Summiary

Lot Size: 200,457.81 SF (4.6 Acres)
Total Units: 44 Units

Proposed Density: 9.6 du/ac
Proposed Lot Coverage: 31,930 SF
Proposed FAR: .28

Unit Summary Parking Summary
) Plan 1 (2BR/ 880 NSF): 22 Covered Resident Parkmg 65 spaces
Plan 2 (3BR /1138 NSF): 22 Open Resident Parking: 23 spaces
commu"ity Total Units: 44 Total Resident Parking: 88 spacés (2 spldu)
! Parking Required (per SB1818): 66 spaces
Area Summary
Building 1: 9,633 GSF Guest Parking: 18 spaces
Building 2; 14,962 GSF Community Building Parking: 15 spaces
Building 3: 14,687 GSF )
Building 4: 14,687 GSF Total Parking Provided: 121 spaces

Comimunity Bldg: 4,301 GSF
Total Buiilding Area: 58,270 GSF

: '_"see civil plans for site dimensions

Vicinity Map Enlargement
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Slope: 6:12 typ. (UNO)

Building 1
Roof Pl
oof Flan A4

T i Architecture + Planning
South County Housing Soledad, California Archltctn
[20090043] Irvine, California 82614

R o 05020 Camphora Apartments ngem

4085843 823  Mein June 16, 2011 949 474 8489 Fax
%&ibit D
Jage of 6.3 Pages

408 8420277  Fax




Horizontal Siding
Giunoe Bull (Strerven Wiaiaon 1401)

g

Vertical Board & Batten Sidin

Dover White (Sheswia Wikinen 1365)
Horizontal Wood Railing

Wood Trim
Sunberieng (Shermin Wilkaems 1317}
Wood Fascia

Oaver Wity (Sherwia Widkams §383)
Vertical Wood
‘Homesitad Brown {Sherwis Wl
Homestrad Brvwn {Shnen Wilkams 7315}
Composite Roof Tile
‘Sunnse Cedar {Certanfeed Landmark TL)
Wood Gable End Detail
Homeslead Brown {Sherwin Wilkas 2515}

12-Plex
Building 2
Elevations

South County Housing

7455 Carmel St.

Gilray, Califomia 85020
408 8439263  Main
408 842 0277 Fax

Camphora Apartments

Soledad, California
[20090043]

June 186, 2011

Architecture + Planning
17922 Fitch

Irvine, California 92614
kigy.com

949 851 2133  Main
949 474 8489  Fax

Exhibit D
P age&SOf 23 Pages




Q
[T
L
IR
g

-1

P1\( 1A

‘)

4

i =

JE

=

{

[e]
=\
L

K 0!
i
.
| IOPR— |

p

LTI
Q

I
[6]

Second Floor

1436
—4
L=
&=
: S = :
j..aund m'é‘
. éh | 1 L First Floor
B 3 = = i KON 0 ————
EalY Il e =
B
A5
[[ 1 2-P|ex‘ _
Building 2
1 Plans
r v weﬂ 4 ) 12_
South County Housing ' ' SOIEdad’[goanga;é} I:\;‘i;;;t:;:;‘re +Plan:ﬂng
. . : X i ) L iw e 2 rvine, Califomia 92614
a5 Camphora Apartments ety
4088439263  Main ' 949 851 2133 Main
4088420277 Fax June 16, 2011 949 474 8489  Fax




L -

.
3 -
po—————= -
i v
| o 1
-: E 4 . 2 > : i
TN R4 i
! i
LA % ;
i 4 !
< Ridge ) H
A 4 S i
& 4 13 i
S %%, ;
h 4 |
‘% >
N L
i 1 (14
“““ : | I
Slope: 6:12 typ. (UNO)
Building 2
Roof Plan \ N
° 4 8 12 .
s ;
South County Housing Soledad, California Architecture + Planning

{20090043) . 17922 Fitch
7455 Carmel St.

G, ot 35020 - Camphora Apartments e, elfomia 52514

i 949 851 2133 Main
408 8439263  Main
408 8420277  Fax June 16, 2011 949 474 8489  Fax

Exhibit £
P age5 7 of g\? Pages




Horizontal Siding
Bimery Bulf [Sherwin Wikiaar 1911)

Vertical Board & Batten Siding

Dover Wl (Sharsin Wiiaom $185)
Horizontal Wood Railing

Hormaulead Brown {Shenein Will s 7514)
Wood Gable End Detail

Vertical Wood Railing
‘Howseataad Brown (Sherwa Willams 7515}

Wood Trim

Sanhing (Sberwin Willams 1Y)

Wood Fascia

Dover Whia (Sharmin Willums §353)

Homeslead Brawn {Sherwin Willams 1515}
Composite Roof Tile
‘Tunrise Cacar {ConainTerd Landmark T
Horizontal Siding
‘Sanderting {Sherwin Watams 1913

12-Plex

Buildings 3&4

Elevation
:ﬁv‘aa Tl_ons A08

South County Housing

7455 Carmel St.

Gilroy, California 85020
408 8439263  Main
408 842 0277  Fax

Camphora Apartments

Soledad, California
[20090043]

June 16, 2011

Architecture + Planning
47922 Fitch

Irvine, Califomia 92614
ktgy.com -
949 851 2133  Main
949 474 8489  Fax

Page %?%

of €.3 Pages




o
[T
Q

E==1
[T

P1

/]
T .ﬂgp;—_:

N -

Second Floor

O
N
L

_____ = A BT 3
A
N
J U First Floor
= K
H = 12-Plex
= Buildings 3&4

: el iy

7455 Carmel SL. (20090043} :rzﬁsez, gi:lji?omia 92614
Gilroy, California 85020 C a m p h 0 r a A p a rt m e n t S kigy.com
408 8439263  Main

South County Housing Soledad, California Architecture + Planning
949 851 2133 Main
4088420277  Fax June 16, 2011

949 474 8489 Fax
Exhibit /D
?ageﬁ' 9 of ZB Pages




— —— - B e e —F—
1 [ P4 g | g »i

P 3 : R J : ! i i A -

§ i i ! | N P p

| 4 4 » i (4 3 I ' ¥ bl

[ - I e N - T 1l

! 5/ A

1 &, I-'—h‘
—\! K %, % &

Slope: 6:12 typ. (UNQ)

Buildings 3&4

v e Soledad, Californid Architecturé + Planning
{20080043] 17922 Fitch

é?l?:y?(a:ral}“:veolrﬁil:a 95020 C a m p h 0 r a A p a rt m e n tS : Lrgl;zoiqallfomia 92614

Roof Pla A 40
i Ai10

408 8439263  Main . 949 851 2133 Main
4088420277 Fax Jurie 16, 2011 049 474 8489  Fax

Exhibit /-
- Page YO




~.- A oo ———————e e — e ey ,i,\. ................
S — i O + S 2@5} [I
: @ ] e /
g ! 146" 1000 [ \
= » // /éegri? 8" ‘ | ,2 - O ‘5‘3@@ - il
N ™~ Master Bedroom =
11-6'x13-0" [ (
— . "
g & M::%f;f::;’-izf"\ﬁ g+ 1 “
S [T- | T 14-0°x16*10"
4 - /// | i 4 ]
< | = L] | [ =
s =T R //5} w1
S L N N
: —— S Y@
n
" _\‘ . - IR !
T 13.8" i ; 50" oo "
- B e : ‘—’}":I' batostroinaioar |77 T _‘;,_....‘.,"«._,._..... e b
] ' doge e — TR i _, A
Plan 1 Plan 2
2 Bedroom / 1 Bath / 880 NSF ) 3Bedroom | 2 Bath / 1138 NSF
Unit Plans '
] :
South County Housing ) Soledad, California Architecture + Planning
[20090043] 17922 Fitch ‘
7455 Carmel St. irvine, California 92614
Gl Cafai 502 Camphora Apartments | . wgram
08 8439263  Mai ain
408 842 0277 F:xn i ) June 16, 2011 949 474 8489  Fax

Blibit ol

P age.._.(__of é\e Pages




-Horizoptal Siding
Hgrizontal Siding

‘Dover Whka [Sharwin Wofan €135}

Vertical Board & Batten Siding

g

{CartinTaed Landenart TL)
Woad Gable End Detail

‘Homesizad Brown (Sharwin Willarzs 1515)
Wood Trim

£
&
5
£
¥
i
i
i

Vertical Wood Railin
Homestsau Brown [Sharwin Wilacas 1515}

Dovwer Whits (Sharwin Willans LIFS)
g:_c‘_mgosite Roof Tile
Wood Column

Sanderiing (Sherwin Williams 7513)

Woaod Fascia

Community
Building
Elevations

o 4 8 12
sl

South County Housing

Camphora Apartments

Gilroy, California 95020

Soledad, California
[20090043]

June 16, 2011

Architecture + Planning
17922 Fitch

Irvine, Califomia 92614
ktgy.com

949 851 2133  Main
949 474 8489  Fax

Bxhibit
Page_\ ELQ_\_of




572 .
prdl 526 :
g -+
N
N T r
’ S Porct
P -~ ; o
! PAANE
E e A T
! H I
i ! . ) il
| H : I N
: :' 4 ) I Mulli-Purpose | )
! | . Room
i E | 1s72SF
i ' ! i
1 H . =38 ]
P4 & b g, I e
i E E g I -~ Laund—ry—
1 1 1 : ” Room
: ! . I ' 139 SF%
i =i LNET T
H H - =
i R | oy
i : e
\)l : fTonferencs]
[ Office Room
__3128F
: i rﬁ %
L 4
i ®p " 1
" L
Roof Plan Floor Plan
3064 NSF
Community
Building
Plan
¢ 4 B 12
saff—ff -
South County Housing ] Sd:)ledad,[é)oaoiigfg(;giaa1 :\_;;g;ﬁ;;tc%re + Planning

7455 Carme! St. h p y A : ’ ’ Irvine, Califomia 92614
Giey Glfomia 95020 Camphora Apartments ‘
4088439263  Main 949 851 2133 Main
4088420277  Fax § . June 16, 2011 949 474 8489  Fax

Exhibit
Page_"{_?_lof Pages




+f— TRASH ENCL.
.| omE

FOR
e WASTE REMOVAL
&

we
Front T
N v
eomEWEE | | BaiZl /N
*J VAR
R el T
LAgiN I&;/‘
e X
AN
|2
SNAAAR
2

CONG AFFCH
PER CVL PLAN

30

Trash
Enclosure

Seale 1 : h T_

South County Housing

7455 Carmel St.

Gilroy, California 95020
4088439263 Main
408 8420277 Fax

Soledad, California
[20090043]

Camphora Apa'rtments

June 16, 2011

Architecture + Plannirig
17922 Fitch

Irvine, California 92614 t
kigy.com

949 851 2133  Main

949 474 8489 Fax

Badibit 2
Page of_6.3 Pages




T TGO IINIAD S¥IELIWEE T501 0 W STVENI PR Al AR Aoyl g (T (TSR ST GRS

pr=e
e s
asrritreg
TS ¥2 T Vs

TO1 2005 IAY TNOCE (05

HOMIOIWINOANL 3 DNMNYMONY)

oJoeg 'popejos ‘pooy Kopow 1oize | wva

xin

*_oNanNoa D

TAvOINVRY

Nowo uvs

wrim

w0

sqUslidizdy Bloyduwie)

Bujsnol Aimoy yInes ol
S00~1€0-

T NdVY

e

;o880 00035

SANRAR]

= H

HHHI
~hl: ;
Ty
3

Section A-A

- 80

L

] s ¢ S

M

Sectlon B-B

et
if
100

700

e

i
500

New 33 poRcE
-wAm 7o 82
szeven

Ee]

Er iy
o Ay Ll

Section C-C

>0

300

o

100

Ba
o
wo =

X oo

NIV XIMST VANV I

Farba Malh - Plan

BCAE T 10




R swzq'aa'w\-,(s42‘39'4o"w) 44143 (441.3) ® REMOVE OADINANCE TRERY
T \ X REMOVE NON-OADINANCE TRERA

FLARTES PLAN FOR PROFOED TREE LIST

i

I

i

= “\ EXISTING TREES TO BE REMOVED.
Y oot - oas s, | coomen et ETe
> | coma s0r_| so00-rerov ton T W, | tobe e 1 >“l
X [ o somares s e | e oeers e >
P o SR Fr- ) T e S
v oo P e i Ty &

€ | 2 e rovreronaemeror | e ot ﬁ
7T o oo | iemmnd gl @
o TR g o bo ranesnd. ,53,‘ _'5

4+ GREATIR TWR ° (57 ci i) 1HE <94 orlE
212 - 10" 3075 sue) £00EN - 24 e <
0~ LE THRX 2 (5T e fromorderc she) TREES REHOVED » 8 | EA) -1 6AL PROROZED Hgl o
= 4| &
48 s
mel

arxsa

ND, wre vesuraeE /A )
O

TYPICAL SYMBOLS LEGEND
FTATIES W OX FLAN O FPRORED A8 TRSTA DEVELONY

HonconsTR corTiD
E@ e 8 PATIRY P
DRISE 1Y 1, T PATTERA s
B

X COCETE pALIATD.
W score
RO N

APN: 257-031-005

4 EXPANSION JOHTS
WSk ATE O TRAVIL)
45 ¢ eTITEn

TRIMCATED DS & DRIVES

Tanes v caRTIARD
= Y BARG 1 TRASS

g TABLE O F2C PAD
=

DN W BAER (4 ¢ )

. RArED (AN © ), 6ARDEN
P~

7N, sy skt ks
0-21RS
ST ON|

12-avs
ekt Mo rAL 1

Camphora Apartment
32097 McCoy Road, Soledad, Californio

For: South County Housing

<

TUDLAR GATE / TEICE ¢ LAY
£ BASKETBALLL WALF CORT

oA -
0 /80

renE rsH | VBES T PEveE

ARECTHAL Si04

BUDELER v 4° D5 10 03

BOLANE FERS ¢ SES

e
]
=
BT sRATE sTomd ey
~e
@

LAYOUT PLAN
|

| ANDSCAPE

@ wusAnorcoumaLen _
E remeoens 5 g
@ eromonoevee b3

T o oo uom

AY
N43'30'46°E \(H41°58'30"E) 437.00' R&C

—
_—

\

wano, 1102

Exhibit _|
Page il of_&.3 Pages




I J Kw © h TR SO (s I 15

/
-

Gl et H E\ \

& PLANTING LESEND ON SHEET L4

5 |
CENTRAL COURTYARD CONCEPT
\ \ VIKEYARD PLANTRNG EDSE
\ SEE AGRIULTIRAL EUFFER COICERT

B o SN )
W7 1 Y s
i
)
1070

CEE AGRICLTURAL BUFER CONGEPT *IRT [esn S 1 yigyARD PLANTING EDGE
T PLARTING LEGEND ON SHEET L4 \

AGRICULTURAL BUFFER (757 @ VINEYARD & PL BOUNDARY

SEE FLANTING PLAN FOR WIND & DUST SCREENING DETAIL
SEE CIVIL FOR DETAIL OF LAND USE & ADJACENT PROPERTIES

o 5 1 w
+
D 1 =107

4113 RO FITCH METAL PRAVE
TV BOLAR PANELS BOTH SISES.

ey

PR MESH PENCE @ PL. 87 X (0" STEEL POST # 15° € TYP.

CARPORT SIDE VIEW

AGRICULTURAL BUFFER PL EDGE CONCEPT

Trees, shrubs, vines and grassés are used to provide

a buffer between the adjacent agricultural land uses
and the housing project. Plant materiaf for this pupose
has been selected which have screening and wind
resistance characteristics {see Planting Legend).

TYPICAL SYMBOLS LEGEND

’\_//
oo
]

@

@

o
Oe

YER COCRETE CORTYARD
o5 ¢ 5 PAITBU PLG.
EEE 1V HED, FAN PATTERH S1VRL

TABLE ON PEC PAD
ENCH 1V BAZK {4° ¢ )
RALSED (ADA) § @ 6RD, 0/

YV D8 ¢ rOOD ¢ 7aRE FENCE

FLAT AREA ECUAYENT (2
0-2TRS 13 B TRS
ST 00 REEFR RESLENT FALL 700

TUBKAR SATE / FENCE @ FLAT
# BASKCETEALLL HALF €O

FORE HESH § VINES L PR
DiRECTOHAL SieH

TLAT GRATE STORM IHEF
BEELER 1y 4° AZS TO DY
BIOSWLE HERS ¢ STALES -
Horton BOSANLE 6388
(RAISATION CONTROULER
PATER FETZR

Backrion ovice

FULL HANT ¢ POST LisHTS

For Plart Check Only

‘ments

T
[

Camphora Apar
32097 McCoy Road, Soledod, California

APN: 257-031-00%

For: Soulh County Housing

DRAYS
uo/E0

oATE
8/9/2m

" |AG BUFFER CONCEPTS

# COURTYARD AND

—
N

ca o,

1102

g D
Page_{7-of ©3Pages




G00—180-25¢ ‘NdV Busnoy Qunoy yinos o3

aa/on

an 10%/6/9
o - 2w

DI ‘POPAIOS POOY AOJIK L60ZS

S1usWlJbdy DJIOYduwD)

NV1d DNILNVId

L3

1102

108 Ho.

SEE AGRICULTURAL BUFFER DETAIL
4 PLANTING LEGEND ON SHEET L2

R
&

2

L,

441,43 (441.3)

\~

A ?

-
o,
P > gy,
A 5 z
K &
0 s
W
it gt * .

7
e
o

777, 4
T H X,
304

42'39

S44-

]\1

[ >

S
e 20R%S
\

R

T,

" =20’

>

o

%,

437,00 R&C

46'E" \H 58'30°E)

Sy
Commata W Vet b

¥ o 5
KT e

&,

b

&3 Pages

t

i

Exhib
?agéi&.of




[T

PLANTING CONCEPT

IRRIGATION LEGEND

HOTE( LAYOUT BUBBLERS FER LOCATION OF INDIVIDUAL PLANTS
SEE NOTES THIS SHT. FOR LOM HEADS AND

AND TREES, SEE PLANTING PLAN
BUBBLERS CHECKFLOM VAYLES

IRRIGATION CONCEPT

3 st RAD/SPAC oFM SRl PORAATRRALLER CONTAINCE BBEER UAIITY
SYM,  MANIFAS, ::D‘:. -:o DESCRIPTION i o e o G oumt
& | wanen TP [ Gresemmeos] ™ | A v [ o (e [ oo s o
. o | BUE [P | irowi i S o NS e 133 0m reRIR P T son | awiem |lxm.:pn-
YRS baisiisdanhne : T on | IT e e Tk [y |iras
V| W |l | B DA ST team e e e
@ low TEDIS | serar ALTERUATE: MNTER ACOT LIRSS SYBTEN & MATER EUCOLARE
onPra e oo+ o sescre Py AB. 1881 IRRIGATION PLAN NOTES:
=| =w~ s U8 W IECHLIER | canroL LLADSCATE MaNIENALE RRGATIN 10 62 BAPECTED 48 FoLLous,
Vs & TEor(carcnia, sun TYP DETALS, A) APTAL - CCIOBER, LEEKLT  HOVEr®ER - F1AR0M, HON
carmuznm 7O DESIKGN BULD TECHUMNE, VALVE § LATERAL STBIEM ) TUCE i TEAR AT A HAFLM FOR DEPECTING HEADS, F'I.‘IEB AvaLves,
3. UBE TIODEL BAT FRIBKDLT MAPIENA/ICE BPECFICANONS: SCOPE OF ORK.
] wnEr RENGTE CONRCL. VALVE -8IIE A8 NOTED 3. PLANT ESTADLISHTENT FERIOD 10 85 | TEAR PCLUDES AP, - GCICD!
BIO 3 EXTRA 2" VALVE ALLOUANGE FCR BFFICIENSY 4, IRUGATION SCHEDALE ¢ BY AIDITOR) S4ALL CORSIDER EACH OF THE Fou.omr.-
(RRIGA ]
| o LN SI7ED GATE vALYE SIZE TO rATCH P o s
sPAIES. 10 B2 APPLIED FER HONIH
an P — LT T X e
bl CUARDSADR, ENCLOMPE (GREEN) AD FROST BLANKET !u' £PPLICATO! RATE o 52;,,, sagonsn ,(_“.m..w..,’ e
] RADEIRD now 34* QIR COURLER VALVE Pl “"mﬁ'gfbﬁ;w fire o o RO (o
W [RRIGATICH INFORITITY RS MER H.ﬂﬂ "CQTANER SIUE ¢ BTATURE.
| owmal THBTE | HOSE BIB8S W VACLM BREAXERS, POTIELE - BEE DETAN 5 IRRGAION 6CHEDLE 10 1K TCLIDE HORE FEA 115 YERPY PENEEH 1T 43 201
g p—— - A% TB TG T T O 1T BLCGE A TR &, VERFT ICARD t RANG! ASTCHATICA.LYRMEGRATED WTH CONTROLLER
ECH 40 PyC /4~ 3IZE FOR QUICK COUPLERS
| ruerecn- N CATERAL L€ - 3/4° N UZE G 200 PVG TYPICAL Plorting Area Rekotons Tebe
FUPFECR . - CLASS 35 P BLEEVE -1+ LARGER THAN FIPE RINOW TMRAKSH 1T Lon Tler U0 Flariing Arcas (roes, sinks, o) | 61346 sq It | 863
RARUSTER | RE-366G-08 | RAMMASIER RAE EAGLE SERIES 30 BTATICH CONTRCLLER Madun Heier Uss Flanting Avzos fiosaals) 23205q 1t | 4%
ALL £G-ICENTRAL D TE POERNET ET UPDATE -
RANTESTER CTMCATION CARD 44D EBSITE SUBECRIFTICH Fich Pater Use Planting Aroas flurf) 1200l sght | 1%
BSTALL HNTER RAN.CLIC SANSCR £N EAVE NEAREST CONTROLLER s Mealgrded 2Bl | ™
WATERFETER | 142" sum SEE CiviL LAY Total Flontig Area 10 sq 1L | 1008
@ | mawuorer | rs.omo | rouSENSOR W MASTER ALVE QOO EST. TOTAL WATER USE / YR. = |510000 GALS.
<) SPERIOR  |FCDEL 3000- 1+| NASIER VALVE, CLOBED
ot |uatEReER | err cviL PLae

S,
N %
%\
S
£ .
x
&
e O

PLANT LEGEND

- Xa
S O T e W R i
TREES - LARGE BIOMASS kil i et
L | cAsunRnA mtorat BLACK SHE-OAX. ser [ X | ool w| v | x| v | B | B resioran
1aA | GueRcuS ogtoln LIvE oAk, senfx { vl v| v [ n R Dy
a ) WA | ouERGYS lcbota VALLEY oA sei|x | Llelen] v]| v ]| - | P, [pecows
ue WIS porvifata CHIESE ELH sea{x | x | Bjemml it x| x| - | P | oeciouos.
TALL VERTICAL SCREEN ¢ ACCENT SMALL SCALE TREES
W | ARBUS wedo i ARBIVS - ol e [ x | L | 8 1m0 r v | B | SRR
e | ARBimS inods Bin kg’ mils | ARBITUS - compacta man [56AL | X BN n| Y | K| ¥ s W
o | ceReis cansdorss nd eoeermawad  (56A | x [ LB (k) w | v | 0| - | Pa | EMTLERE
1o | cereis ouertols ptt | resTermEonO mtt  fm6AL | x | wle |1n| v | v | x| - | B | ETEATE
Wit | LARS robils Saratoge’ SHEET BAY sen| x| clafl Wl v || |¥ mw
e | oeAewopeo it rRimmssouvemt  [sea| x [ v B il w [ v | vy p oo | FRuLESs B
TwA | orenARD overled e AR, [sen | x| x| B |[va| x| x [ x| x |5, [an
195 | Fstacia chivemss PSIACE - Yathdovey [BeAL [x F o e [kt | v [ W] - |35,
B I | PRAUS x. CBlena'std proer Repear cresey 56AL [ X | L | B pm] w | v [ w Ta | AL AcBTAIR
e | Prus ealleryma ‘chmiiinn | CHATICLERR PEAR e [ x | x [ || u| x| x| - | P | cecmman
" : =
e ' BOTANGAL 1AE COMONINE SIZE |oumt gg Eg g Ez §§__ Z§ gg §E toTes
SHRUBSFERENTALS/SRASSES i (B e
@ ',' ARGTOSTAPHILDS Yonard Hebier | VIHE HLL MAZASITA ser| x | L Bjen| vy v | 52 | B ressan
(@)} /| conmineres oral sor FLOPERINS GRCE . sen|x [Llslmn|n)r]|nf- o oS TR
) 7 | oieres FORTREH! LILY serfx || sk v v | n]- N soL
Q | DoDOEA viscosa P BEH ven|x [l el wl v | w]| v | B8] B,
® / JERISERON korvhskions. SANTA BARBARA DAIST 16AL | X L 8 |21 ¥ ¥ R - w( SoIL
=347 ESCALLOMA Merporl drri” ESCALLONA senfx |L| B[ v |y | w| |23, | HerINE
@ 4 ESCALLONIA g RED ESCALLORA seal x [ L] [ w v [ w]r]ee, | srrsme
@ - FELIOA selionicra PREAFFLE GUAVA sen | x [t fe|w ¥ { o |- B
Y%, HEICHSRA niceeriba CORAL BELLS sen|x [l [kn|yu [n}]- K0,
O/ R | MILEBERSIA rigons DEER 6RASS seix Ll |y jr pni- e
@ | RARDINA domastica Leompacla® HEAVERLY BAHECO L L B |FO| n Y " - %3 SHNDE
el FHORMIM tanox Wk Spralt” [ty zEnD MGt [ sea| 2 | L | st w ] v | x| - Ehvson
(o] | rioReirt Yetion rove’ HYBRID FLAX seal x [ L} Bt by | W] - Hhv son
@ A " A rees vrbwenltotn EVERSREEH CURRANT seal x ol sl v x|} - .
® RAPHICLEPSIS hdica Ballerho’ $1d | IRDIAN HANTHORKE sta B56AL} X L B |F21| n Y " - s
[0} | SALYVIA mrieraphyto Hel Lips* HOT LIPS SASE BeN| X L. sltm} w| v W o~ oH
A |22 ipg . Imsmens wecnatorta BLoco-RED TRAPETVOE | sem) x | x} B k] x| x | x EVEREREEH
Al e Jres o CREEFNS Fl6 seaf x | x| B jr x| x| x| - EVERSRED
A 15¢ ;1:1;,’; LONCERA Joparica weheEroersekle fseaf x | x| e k| xf x I x| - EVEREREEN
N CAFORMARLDGRAE fsead x [ L] B finf v | v | w |- DECIIS
GROUNDCOVERS
=] ARCTOSTAPHYLOS ‘omorcid corpol{ MAZAWTA ercaocovir. 1o | x [ | B {1 v | v | W | eroww cover
w CAREX hfieolo BERRALEY SEDEE. 56X} X | H| 8 |121] K | W | N |#DRANRXK
aoTe0 FESTUCA ovia ‘gloe’ BUE FESQUE 16AL | x L B |27 N h N | B06E OF PALK
@ At cecoatt o ROSEMARY 1ol | X | g | k| v | & |erowpcovEr
K GRASS CALIFORNA RATIVE
Fr?sm m.‘.'ﬁ"oﬂ» + DAH0 FESCUR s 'é-"- R A A M‘me’"%
FESTUCA ocel lis = FESCUE BY DELTA BUEGRASS'|
:{so0 [orosee pesaes o [Jajn] s el w ] w o [smwonnm
MLGH oty |procice e L puisres | o SEE ORAIN DETALS

EAS] 970

o

TMENTS 10 REF

—

%)
fomt
c
o &l
T
" |
—lL CI’
O.g%
ol 57
<C| |3
_°;<
Oj £
3l e
Ol 3
(2 £
QJ”,;E
Q| 8
=
(o] B3
Ol 5| &
b
i
oltH
&
2o
<z 7
58
= -
E<
ZO s
SE ¢
sHe -

N

308 HO,

1102

FExhibit 1

Page Y9 of ’Cé_l_;ages




CLEAN ouT-
WITH

VANDAL FROCF COVER

2° DIA, LONG Shaee
(ABS NO. 42217 OR Al
EGUAL)

RUBBER RESILIENT TILES, 3 1/2° THICK, HARAIIAN COLOR
ALUMN, GLIPS N0 SLUE)

EMC - KID KUSHION INSTALLED 1V
FRADIAMOND-SAFETY COM = 8O0 842214

—— 8" PCG SLAB SLOPED 1% MIN, TO ORN.
—— MIN) CHANKEL DRAIN YV YHITE

SRATE, NOS 8500
NDS & £00.1261994
540 GRATE.

- JODAM % 5560 —

V4 BEND —
PFROVED

18"

=X

«a .

=

.
e ==
T Tl B
PITCH INTO NEAREST DRAINBOX
SEE CIVIL PLAN

1ar_aim o AN /

BeLLE FiILL
4
BLVE FILL GREEN FILL
k|
o]
¥
SREEN PILL. BuLe FILL

HOTES: ALL LINES TO BE 11/2* VOIDE PAIRTED YOTH PRITE
ACRYLIC PAINT.

PILL COLORS TO BE BLUE & SREEN,

B[4 SQUARE LINES

BIKE RACK CYCLOPS

HODEL #2110-5 4 3i10-9

PONDER COATED COLOR EVERSREEN
HANPACTURED BY COLLMBIA CASCADE
1475 S, FIFTH AVENE

FORILND, CREGON q1201-8298

(503) 222-157
OR APFROVED BGUAL.

SUPPLIED BY DAVID OKEETE GO,
PO; BOX 451

YOUTH. PLAY STRUCTURE (AGES 2-12)

-1
COLORS SHALL BE VAHILLA, BLUE, GREEN, TAN
MANUFACTURED LANDSCAP LK 3
UANUFACTURED. P '€ STRUCTURES, IHC.

For ‘P!cn Check Only

LAMO, CA 4!
. {a3%) 254404 1&”:»%?6“&"(33&3)151\?8?&1
S DISTRIBUTED By ‘ROSS RECREATION EQUIPMENT
h 229 SEA RIDGE ROAD
APTOS, CA 95003
PINISH SURPASE OF TELEPIONE %!ML 6800110
PLC. FALE FAX (831) 639-8112
¥ Cxx o BRI A
)a : enicny TR, 2.
= o
/7 Bmrdies
hy 29 SIA ROCE
ol A S50l
o 1] sm-stl
E X (1) ee-0n2
E:
12"
D | BIKE RACK ¢ |PLAY STRUCTURE, AGES 2-12 YEARS

2°X8° CON FRT RYD 548 CAP

2°x6" CON HRT RND RSH RETAINER

DRIP LIME

NVESETABLES, HERD'S, OR FLONERS

\ A”>/ \Z,—uanm-ls 400

4818 <

FINISH GRADE AT DS FATHHAT.
BACKFILL AKD COMPACT TO
MEET FIISH 61

E | PLAY STRUCTURE, AGES O-2 YEARS

2% 10° CORSTRUCTION SRADE.
ROUSH REDMGOD HEADER

19) 5* SALYANZED DECK SCRENS EACH STAKE
/— FGSHED SRADE OF SARCEN PLOT OF
ARDEN O, BACKFILL W APPROVED

&
IMPORTED TOPSOIL { CREANIC AMEHDMENT
FER SFECS.

CONCRETE HEADER SAND
FINISH, SCORE 5-0" O.C. MiN
3" DECOMPOSED GRANITE DRIVE. INSTALL

IN 2 - | [/2" LIFTS TO 95%
800-126-1994

COMPACTED BASEROCK W/ MIRIFI MATT
FER CIVIL ENGR'S SPECIFICATIONS

3 \ {—m NURSZRY FLANTER MIX 1]
A ORIGINAL SRADE
'me’ sﬂ..lﬂl HTADER HITH l_;
W ADIACENT MATERIAL b el W aeion ToF o
¥ ¥ 12°X12* CONCRETE FOOTING HEADER
NOTE XWWE'DAMOFB'. 3
S SR, It N 0% ReL. compAcTED
Prbiont it Coar T e rANE SPLICES AND CORIERS SUBGRADE
(2) #4 REBAR CONT.
F | ACCESSIBLE PLANTER G | GARDEN PLOT HEADER § SOIL H | DG NALKHNAY

0]
I/
c
) g
E [=
1
N e
I T
2l E|%
Qll g| "
<C| 8] &
.| <
g
Of 2
A8 e
O-ﬁ‘g
Nt 1
Ot 7| 2
£]3| 2
==
olg|*
Ol s &
i

CONSTRUCTION

DETAILS

DG
W

DAm:
5/2/20%

—
U1

JOU Ko,

1102

Exhibit {0

Page SO of

G 3 Pages




PICNIC TABLE (ADA &) #S&2070
HMULTI-PPECESTAL, EXPANDED METAL

SUPPLIED BY DAVID OXEEFE €O,
PO, BOX 451
AMO, CA 94507
PHONE (425) 203-4404
FAX (425) 2834444

INSTALL PER MANUFACTURER'S
INSTRUCTIONS.
4 SQUARE TABLE (46°) #86235D >

W .
* W/ 3 SEATS (ADA) — = )
PFEDESTAL, EXPANDED METAL . fj ﬂ —

L ‘| DIAMOND, COLOR GREEN

MIFACTURED BY WABASH VALLEY N
505 EAST MAIN STREET T —
SILVER LAKE, IN 46982 L
OR APPROVED EGUAL.

SUPFLIED BY DAVID O'KEEFE CO.
PO. BOX 457

ALAMO, CA 44507

PHONE {425) 283-4404

For Plon Check Only

FAX (3425) 283-4494 NEE SRR ST
INSTALL FER MANUFACTURER'S N Rt v
INSTRUCTIONS. INSTALL FOOTINGS PER 4 . v .
MANFACTURERS INSTRUCTIONS. <
o s > 5
A [PICNIC TABLE, SQUARE L
BENCH W/ ARMS (8 ¥PP42ID “ Q .
MULTI-PPEDESTAL, EXPANDED METAL

DIAMOND, COLOR. GREEN
MANUJFACTURED BY WABASH VALLEY
505 EAST MAIN STREET

SILVER LAKE, |R 46982

OR AFFROVED EGQUAL.

B|PIcNIC TABLE

SUPFLIED BY DAVID OKEEFE CO,
PO, BOX 45
), GA 24507
PHONE (q28) 283-4404
FAX (425) 288-4494
INSTALL PER MANJFACTURER'S
INSTRUCTIONS. 27 X 2 MELOED PIRE SALV. 254" CAP TYPICAL 5 oc.Non.
86" CONTINUOUS ON TOP SIDE. . 2K4" NAILER ~ ONE SIDE [ 3 | )
—1 A4"X4"X6* FOBT PT 8 8' 0.6 MAX. T o % MORTARD Ral 5]
2" X 2" MELDED FIRE SALY. |1 @ l4ca PICRET |
y A ) -
R NAILS o 8 6C MIN. P | vamer oaes c
D 2°%4* HAILER - ONE SIDE sl A~ BRACKET OFTIONS [¢D] )
] 3 S
1 i : [ E !
S == I =l |3
’ < . =T 3 1 = b= swerrrca ;
A : 4 L [ 232 3 g i M= 3 T I | ¥ Ol 2|5
3 ¢ E 12 eLA K E - E|
. 1 . L e — IR e, L ol 5l
i, e, oy e Aeiertoncacon <C| 5|%
, | et o, e |
3 i P ¢ ROUGH SAPN 1Y P.T. DF. POSTS k]
USE DECK SCREWS FOR CONNECTORS D '3
- - iR
D | WooD ¢ WIRE FENCE @ GARDEN E | TUBULAR STEEL PLAY AREA FENCE ol &
<l |5
Qll 7| €
|-} - E % [
Ty =| =
B’ OL. Nom. | ~ 2
] | clg|
j i O 8] £
% WIRMORKS PLUS MESH
2" (VARIFY SIZ8) 5 a
O S+ REGEPTAGLE ¥FR400 g
CLPE RTINS0 &
4" SQUARE IRON PEDESTAL . S
PC.C. PAVING OF BBQ. ERILL B TN ETabpp/ah VALLEY o =
IF ADJACENT ANCHOR BOLTS, AS PER SILVER LAKE, IN 46952 .H b ;
‘ / /_ MANUFACTIRER'S SPECS R AFPROVED EGUAL. . 5 i 2
R I~
o # SUPPLIED BY DAVID O'KEEFE CO. =4
N [ concreTE Pty P % <
N FoOTING PHONE (425) 263-4404 Rt Ol |43
1-6" | BB.Q. GRILL FOOTING FAX (425) 283-4494 n Oa |2 5
ERILL BY IRON MOUNTAIN FORSE, 5 roep-323:342 h
MODEL 210x, THO-LEVEL GROUP - NETRIE iGN, AT ACTIRERS | mneedrt
GRILL, 28"H X 26" L WITH WIRX WORKS FLUS 87 1'W PARKL et
8" X 80" STEEL UTILITY SHELF
, L6
F | BAR'Q DUAL GRILL PEDESTAL (<] | TRASH ¢ RECYCLE RECEPTACLE H l WIRE MESH FENCE @ PL ' I ] X

oano. 1102

Exhibit __y )
\ Page S [ of 6 3 Pages




EXHIBITD
Attachment 3

Conditions of Approval

Rxhibit_ 1D

Page g&’ of. (0& Pages




Monterey County Planning Department

PLN100446

DRAFT Conditions of Approval/Mitigation Monitoring Reporting Plan

1. PD001 - SPECIFIC USES ONLY

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

This Use Permit (The Camphora Apartment Replacement Project) allows for the demolition of
44 substandard agricultural employee (farm worker) housing units; and the construction of 44
new agricultural employee (farm worker) housing units consisting of:

a. 22 two-bedroom (880 square foot) and 22 three-bedroom (1,138 square foot) garden
apartments;

b. A 4,300 square foot community building with a meeting room, office, storage, laundry room
and computer lab;

c. A half-court basketball area, two turf-covered play areas, a tot lot, barbecue patio and seating
area, and extensive landscaping; '

d. Solar panels placed on the covered parking areas;

e. Grading of approximately 5,000 cubic yards of cut and 4,500 cubic yards of fill; and

f. Conniection to the City of Soledad sewer infrastructure.

The property is located at 32101 McCoy Road, Soledad (Assessor's Parcel Number
257-031-005-000),Central Salinas Valley Area Plan.

This permit was approved in accordance with County ordinances and land use regulations
subject to the following terms and conditions. Neither the uses nor the construction allowed by
this permit shall commence unless and until all of the conditions of this permit are met to the
satisfaction of the Director of the RMA - Planning Department. Any use or construction not in
substantial conformance with the terms and conditions of this permit is a violation of County
regulations and may result in modification or revocation of this- permit and subsequent legal
action. No use or construction other than that speCIf ied by this permit is allowed unless
additional permits are approved by the appropriate authorities. To the extent that the County
has delegated any condition compliance or mitigation monitoring to the Monterey County Water
Resources Agency, the Water Resources Agency shall provide all information requested by the
County and the County shall bear ultimate responsibility to-ensure that conditions and mitigation
measures are properly fulfilled. (RMA - Planning Department)

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an ongoing
basis unless otherwise stated.
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2. PD002 - NOTICE PERMIT APPROVAL

Résponsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Départment

The applicant shall record a notice which states: "A Zone Change and Use Permit (Resolution

) was approved by the Board of Superwsors for Assessor's Parcel Number
257-031—005 000 on July 31, 2012. The permit was granted subject to 29 conditions of approval
which run with the land. A copy of the pemit is on file with the Monterey County RMA - Planning
Department." Proof of recordation of this notice shall be furnished to the Director of the RMA -
Planning Department prior to issuance of building permits or comrencement of the use. (RMA
- Planning Department)

Prior to the issuanceé of grading and building permits or commencement of use, the

--Owner/Applicant shall provide proof of recordation of this notice to the RMA - Planning

Departiment.

3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

If, during the course of construction, cultural, archaeological, historical or paleontological
resources are uncovered at the site (surface or subsurface résources) work shall be halted
immediately within 50 meters (165 feet) of the find until a qualified professional archaeologist
can evaluate it. The Monterey County RMA - Planning Department and a qualified archaéologist
(i.e., an archaeologist registered with the Register of Professional Archaeologists) shall be
immediately contacted by the responsible individual present on-site. When coritacted, the
project planner and the archaeologist shall immediately visit the site to determine the extent of
the resources and to develop proper mitigation measures required for the discovery. (RMA -
Planning Department)

The Owner/Applicant shall adhere to this condition on an on-going basis. Stop work within 50
meters (165 feet) of uncovered resource and contact the Monterey Courity RMA - Planning
Depar’(ment and a qualified archaeologist immediately if cultural, archaeological, historical or
paleontological resources are uncovered. When contacted, the project planner and the
archaeologist shall immediately visit the sité to-detérmine the extent of the resourcés and to
develop proper mitigation measures required for the discovery.
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4. PD004 - INDEMNIFICATION AGREEMENT

Responsible Department:

Condition/Mitigation
Monitoring Méasure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

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

" action or proceeding or fails to cooperate fully in the defense thereof, the property owner shall

not thereafter be responsible to defend, indemnify or hold the County harmless.
(RMA - Planning Department)

Upon demand of County Counsel or concurrent with the issuance of building permits, use of the
property, recording- of the final/parcel map, whichever occurs first and as applicable, the
Owner/Applicant shall submit a signed and notarized Indemnification Agreement to the Director of
RMA-Planning Department for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted to the
RMA-Planning Department.

5. PD005 - FISH AND GAME FEE NEG DEC

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

Pursuant to the State Public Resources Code § 753.5, State Fish and Game Code, and

‘California Code of Regulations, the applicant shall pay a fee, to be collected by the County,

within five (5) working days of project approval. This fee shall be paid before the Notice of
Determination is filed. If the fee is not paid within five (5) working days, the project shall not be
operative, vested or final until the filing fees are paid. (RMA - Planning Department)

Within 5 working days of project approval, the applicant shall submit a check, payable to the
County of Monterey, to the Director of the RMA - Planning Department.

6. PD007- GRADING WINTER RESTRICTION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

No land clearing or grading shall occur on the subject parcel between October 15 and April 15
unless authorized by the Director of RMA - Building Services Department.
(RMA - Pianning Department and Building Services Department)

The Owner/Applicant, on an on-going basis, shall obtain authorization from the Director of RMA—‘
Building Services Department to conduct land clearing or grading between October 15 and April
15.
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7. PD009 - GEOTECHNICAL CERTIFICATION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

Prior to final inspection, the geotechnical consultant shall provide certification that all
development has been constructed in accordance with the geotechnical report.
(RMA - Planning Department and Building Services Department)

Prior to final inspection, the Owner/Applicant/Geotechnical Consultant shall submit certification by
the geotechnical consultant to the RMA-Building Services Department showing the project's
compliance with the geotechnical report.

8. PD010 - EROSION CONTROL PLAN

Responsible Department:

Condition/ Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Plahning Department

The approved development shall incorporate the recommendations of the Erosion Control Plan
as reviewed by the Director of RMA - Planning and Director of Building Services. All cut and/or
fill slopes exposed during the course of construction be covered, seeded, or otherwise treated to .
control erosion during the course of construction, subject to the approval of the Director of RMA
- Planning and RMA - Building Setvices. The lmprovement and grading plans shall include an
implementation schedule of measures for the preventlon and control of erosion, siltation and
dust during and immediately following construction and until erosion control planting becomes
established. This program shall be-approved by the Director of RMA - Planning and Director of
RMA - Building Services. (RMA - Planning Department and’ RMA - Building Services
Department)

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit an
Erosioh Control Plan to the RMA - Planning Department and the RMA - Building Setvices
Department for review and approval.

The Owner/Applicant, on an on-going basis, shall comply with the recommendations of the
Erosion Control Plan during the course of construction until project completion as approved by
the Director of RMA - Planning and Director of RMA - Building Services.

9. PD012(G) - LANDSCAPE PLAN & MAINTENANCE (OTHER)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

The site shall be landscaped. Prior to the issuance of building permits, three (3) copies of a
landscaping plan shall be submitted to the Director of the RMA - Planning Department. A
landscape plan review fee is required for this project. Fees shall be paid at the time of
landscape plan submittal. The landscaping plan shall be in sufficient detail to identify the
location, speciés, and size of the proposed landscaping and shall include an irrigation plan. The
landscaping shall be installed and inspected prior to occupancy. All landscaped areas and/or
fences shall be continuously maintained by the applicant and all plant material shall be
continuously maintained in a litter-free, weed-free, healthy, growing condition. (RMA - Planning
Department)

The Landscape Plans as submitted, reviewed and approved by the County of Monterey, partially
satisfy this condition. Prior to occupancy, the Owner/Applicant/Licensed Landscape
Contractor/Licensed Landscape Architect shall ensure that the landscaping shall be installed and
inspected.

On an on-going basis, all landscaped areas and fences shall be continuously maintained by the
Owner/Applicant; all plant material shall be continuously maintained in a litter-free, weed-free,
healthy, growing condition.
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10. PD014(A) ¢ LIGHTING ¢ EXTERIOR LIGHTING PLAN

Responsible Department:

Monitoring Measire:

Compliance or

Monitoring

Action to be Performed:

Planning Department

All exterior lighting shall be unobtrusive, down-lit, harmenious with the local area, and
constructed or located so that only the intended area is illuminated and off-site glare is fully
controlled. The applicant shall submit 3 copies of an exterior lighting plan which shall indicate
the location, type, and wattage of all light fixtures and include catalog sheets for each fixture.
The lighting shall comply with the requirements of the California Energy Code set forth in
California Code of Regulations, Title 24, Part 6. The exterior lighting plan shall be subject to
approval by the Director of the RMA - Planning Department, prior to the issuance of building
permits. (RMA ¢, Planning Departrent)

Prior to the issuance of building permits, the Owner/Applicant shall submit three copies of the
lighting plans to the RMA - Planning Department for review and approval. Approved lighting
plans shall be incorporated into final building plans.

Prior to occupancy and on an on-going basis, the Owner/Applicant shall ensure that the lighting is
installed and mairitained in accordance with the approved plan.

11. PD016 - NOTICE OF REPORT

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

Prior to issuance of building or grading permits, a notice shall be recorded with the Monterey
County Recorder which states that the following reports are on file with the Monterey County
RMA - Planning Department:

a. Geotechnical Engineering Report, South County Housing, Camphora Apartments,

(LIB120132) Prepared by Earth Systems Pacific, dated January 25, 2011.

b. Phase | Environmental Site Assessment, Camphora Labor Campy,, (LIB120133) Prepared by
Earth Systems Pacific, dated July 10, 2009.

c. Additional Phase Il Pesticide Testing, Camphora Apartments, (LIB120135) Prepared by Earth
Systems Pacific, dated May 16, 2011.

d. Phase Il Addendum: Arsenic (LIB120136) Prepared by Earth Systems Pacific, dated August
16, 2011.

e. Trip Generatlon and Traffic Operatlons Study for the Proposed Camphora Residential
Development, (LIB120137) Prepared by Hexagon Transportation Consultants, Inc., dated March
1, 2011.

f. Phase | Archaeological Study for the Camphora Apartments, Project, (LIB120138) Prepared
by Doane and Breschini, December 2010.

g. Acoustical Analysis, Camphora Apartments, (LIB120139) Prepared by Brown-Buntin
Associates, Inc., dated July 28, 2011.

'h. Preliminary Sewer Demand Calculations for Camphora Housmg Redevelopment Project

(Revised). (LIB120140) Prepared by Ifland Engineers, dated November 17, 2011.

i. Relocation Plan, Camphora Apartments (LIB120143) Prepared by Autotemp, dated August
2010.

All.development shall be in accordance with these reports. (RMA - Planning Departiment)

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit proof of
recordation of this notice to the RMA - Planning Department.

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval, that all
development has been implemented in accordance with the report to the RMA - Planning
Department.
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12. PD032(A) - PERMIT EXPIRATION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

The permit shall be granted for a time period of three years, to expire-on July 31, 2015 unless
use of the property or actual constructlon has begun within this period. (RMA-Planning
Department)

Prior to the expiration date stated in the condition, the Owner/Applicant shall obtain a valid
grading or building permit and/or commence the authorized use to the satisfaction of the Director
of Planning. Any request for extension must be received by the Planning Department at least 30
days prior to the expiration date.

13. PD035 - UTILITIES UNDERGROUND

Responsible Department:

Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

All new utility and distribution lines shall be placed underground. (RMA - Planning Department,
Public Works)

On an on-going basis, the Owner/Applicant shall install and maintain utility and distribution lines
underground..

14. PD047 - DEMOLITION/DECONSTRUCTION (MBUAPCD RULE 439)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

In accordance with Monterey Unified Air Pollution Conitrol District Rule 439, construction plans:
shall include "Demolition and Deconstruction" notes that incorporate the following work practice .
standards:

1. Sufficiently wet the structure prior to deconstruction or demolition. Continue wetting as
necessary during active deconstruction or demolition and the debris reduction process;

2. Demolish the structure inward toward the building pad. Lay down roof and walls so that they
fall inward and not away from the building;

3. Commencement of déconstruction or demolition activities shall be prohibited when the peak
wind speed exceeds 15 miles per hour.

All Air District standards shall be enforced by the Air District.

(RMA - Planning Department)

Prior to the issuance of a demolition permit, if applicable, the Owner/Applicant/Contractor shall
incorporate a "Demolition/Deconstruction” note on the demolition site plan that includes, but is not
limited to, the standards set forth in this condition.

During demolition, the Owner/Applicant/Contractor shall obtain any required Air District permits
and the Air District shall conduct all deconstructlon or demolltlon act|V|t|es as requ1red by the Air
District.
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15. EHSP01 - WATER SYSTEM IMPROVEMENTS (STATE PERMITTED SYSTEM)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Health Department

Design the water system improvements to meet the standards as found in Titles 17 and 22 of
the California Code of Regulations and as found in the Residential Water Supply Standards.
(Environmental Health)

Prior to installing system improvements submit engineered plans for the water system
improvements to EHB for review and approval.

16. EHSP02 - FIRE FLOW STANDARDS

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Health Department

Design the water system improvements to meet fire flow standards as required and approved by
the local fire protection agency.
(Environmental Health)

Prior to installing system improvements submit plans for the proposed water system
improvements to the local fire protection agency for review and approval.

Submit a set of signed or wet-stamped water system plans approved by the local fire protection
agency to EHB for review and approval.

17. EHSP03 - ABANDON EXISTING ONSITE WASTEWATER TREATMENT SYSTEM(S)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Health Department

The existing onsite wastewater treatment system (OWTS) currently serving 32101 McCoy Rd,
Soledad shall be demolished or abandoned pursuant to the standards found in Monterey County
Code (MCC), Chapter 15.20.090. '
(Environmental Health)

Prior to issuance of building permits apply for and obtain an OWTS Demolition permit for each
existing system from the Environmental Health Bureau.

Demolish or abandon the existing OWTS according to the standards found in MCC 15.20.090.

18. EHSP04 - SEWER SYSTEM IMPROVEMENT DESIGN

Responsible Department:

Condition/Mitigation
Monitoring Measure:

C'ompiia’nce or
Monitoring
Action to be Performed:

Health Department

Engineered plans for the sewer system including all necessary redundancies shall be submitted
to and. approved by the City of Soledad. Plans.shall be in conformance with Monterey County
Code, Chapter 19.13 and the California Plumbing Code, Title 24 part 5 of the California Code of
Regulations. (Environmental Health)

Prior to issuance of building permits submit plans to the City of Soledad for review and approval.

Submit written verification from the City of Soledad to the Environmental Health Bureau that plans
have been reviewed and approved.

PLN100446
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19. PW0001 - ENCROACHMENT (COM)

Responsible Department:

Condition/Mitigation’
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Public Works Department

Obtain an encroachment permit from the Department of Public Works and construct a
comimercial driveway connection to McCoy Road and all necessary improvement along the
entire frontage of property. The design and construction is subject to the approval of the Public
Works Director. (Public Works) :

Prior to Building/Grading Permit Issuance Owner/Applicant shall obtain an encroachment permit
from DPW.

Improvements are to bé completed prior to final of Building permit. Applicant is responsible to
obtain all permits and environmental clearances.

20. PW0007 - PARKING STD

Responsible Department:

Condition/Mitigation

Monitoring Measure:
Compliance or
Monitoring

Action to be Performed:

Public Works Department

" The parking shall meet the standards of the Zoning Ordinance and be approved by the Director

of Public Works and the Director of Planning and Building Inspection. (Public Works)

Prior to Building/Grading Permits Issuance the Applicant's‘ engineer or architect shall prepare a
parking plan, Owner/Applicant/Engineer to submit plans for review and approval.

21. PW0008 - DEDICATION

Responsible Department:

Condition/Mitigation

Monitoring Measure:
Compliance or
Monitoring

Action to be Performed:

Public Works Department

Dedicate to the County of Monterey, additional 10 feet along the entire frontage of the property
on McCoy Road for street and right-of-way purposes. (Public Works)

Prior to Building/Grading Permits issuance the Applicant's surveyor shall prepare deséription of
area to be dedicated. DPW can prepare deed.

22. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

Responsible Department:

Condition/Mitigation
Monhitoring Measure:

' Compliance or
Monitoring

Action to be Perforined:

Public Works Department

Prior to issuance of building permits, applicant shall pay the Regional Development lmpact Fee
(RDIF) pursuant to Monterey Code Chapter 12.90. The fee amount shall be determined based
on the parameters adopted in the current fee schedule. (Public Works)

Prior to isstiance of Building' Permits Owner/Applicant shall pay Monterey County Building
Services Department the traffic mitigation fee. Owner/Applicant shall submit proof of payment to
the Department of Public Works.

PLN100446
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23. PW0044 - CONSTRUCTION MANAGEMENT PLAN

Responsible Department:  Public Works Department

Condition/Mitigation The applicant shall submit a Construction Management Plan (CMP) to the RMA-Planning

Monitoring Measure: Department and the Department of Public Works for review and approval. The CMP shall
include measures to minimize traffic impacts during the coristruction/grading phase of the
project and shall provide the following information: Duration of the construction, hours of
operation, an estimate of the number of truck trips that will be generated, truck routes, number
of construction workers, parking areas for both equipment and workers, and locations of truck
staging areas. Approved measures included in the CMP shall be-implemented by the applicant
during the construction/grading phase of the project. (Public Works)

Compliance or  {_Prior to issuance of the Grading Permit or Building Permit Owner/Applicant/ Contractor shall
. Monitoring  \;.0are 3 CMP and shall submit the CMP to the RMA-Planning Department and the Department
Action to be Performed: - , . ) )
of Public Works for review and approval.

2. On-going through construction phases Owner/Applicant/Contractor shall implement the
approved measures during the construction/grading phase of the project.

24. PWSP01 - NON-STANDARD (IMPROVEMENTS)

Responsible Department: Public Works Department

Condition/ Mitigation Construct McCoy Road to cul-de-sac street standards along the property frontage. (Public
Monitoring Measure: Works) ' ‘ '

C°“::’"‘{"t‘¢°_ or 1, Owner/Applicant/Engineer shall submit improvement plan prepared by a Register Civil

onitoring . . . . o PR : . g ; X .

Action to be Parformed: Engineer to construct improvements alopg property frontage prior to Building permit for review
and approval by the Department of Public Works.

2. Owner/Applicant shall construct improvements prior to final of Building permit.

25. PWSP02 - NON-STANDARD (SIGNAGE)

Responsible Department:  Public Works Department

Canfin[\/ Mitigation Install W70 CA signage upstream of the intersection along Gloria-Camphora Road and
Monitoring Measure: cross-traffic does not stop W4-wp signage at the McCoy Road approach and as directed by the
Department of Public Works. (Public Works)

Compliance or  Owner/Applicant shall install all signage prior to final of Building permit.
Monitoring

Action to be Performed:

PLN100446 s D
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26. WRSP1 - STORMWATER DETENTION (NON-STANDARD CONDITION)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Water Resources Agency

The applicant shall provide a drainage plan, prepared by a registered civil engineer, addressing
on-site and off-site impacts. The plan shall include detention facilities to mitigate the impact of
impervious surface stormwater runoff. The plan shall also include oil/grit separators for paved
parking areas. Supporting calculations and construction details shall also be provided. Pond(s)
shall be fenced for public safety. Drainage improvements shall be constructed in accordance
with plans approved by the Water Resources Agency. (Water Resources Agency)

Prior to issuance of any construction permit, the owner/applicant shall submit a drainage plan with
the construction perrmit application.

The Building Services Department will route a plan set to the Watér Resourcés Agency for review
and approval.

27. WRSP2 - COMPLETION CERTIFICATION (NON-STANDARD CONDITION)

Responsible Departmerit:

Condition/Mitigation
Monitoring Measure:

‘Compliance or
Monitoring

Action to be Performed:

Water ResOurces Agency

. The applicant shall provide certification from a registered civil engineer or licenséd contractor

that stormwater detention facilities have been constructed in accordance with the approved
drainage plan. (Water Resources Agency)

Prior to final inspection, the owner/applicant shall subrnit-a letter to the Watér Resources- Agency
prepared by a registered civil engineer or licensed contractor.

28. RHOO001 - Affordable Housing Agreement

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Redevelopment

Prlor to issuance of the Use Permit, the applicant shall execute an Affordable Housing
Agreement with the Counity, in a form acceptable to the Economic Deevelopment Director, that
restricts the rents charged for the housing units to be affordable to very low- and low-income
households earning not. more than 60% of the County's Area Median Income (AMI). The term of
affordability will be-fifty five (55) years, consistent with the various state funding sources that are
anticipated. Other provisions such as income qualification of the teénants and monitoring shall
be as consistent with the County's Inclusionary Housing Program as possible, depéndent on the
ultimate funding sources. (Economic Development Dept.)

The applicant shall execute an Affordable Housing Agreement with the County, in a form
acceptable to the Economic Deevelopment Director, that restricts the rents charged for the
housing units to be affordable to very low- and low-income households earning not more than
60% of the County's Area Median Income (AMI).

PLN100446
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29, FIRE012 - EMERGENCY WATER STANDARDS - WATER SYSTEMS

Responsible Departmeiit:  Fire

Condition/Mitigation The emergency water system shall be available on-site prior to the comipletion of road

Monitofing Measure:  onstrijction, where a community water system is approved, or prior to the complétion 6f
building construction, where an individual system is approved. Approved water systems shall bé
installed and made serviceable prior to the time of construction. Water systems constructed,
extended or modified to serve a new development, a change of use, or an intensification of use,
shall be designied to meet, in addition to average daily demand, the standards shown in Table 2
of the Monterey County General Plan, NFPA Standard 1142, or othér adopted standards. The
quantity of water required pursuant to this chapter shall be in addition to the dofmestic demand
and shall be permanently and immediately available Responsible Land Use Department:
Mission Soledad Fire District.

C°“::’“?_:¢"_ or 1, Prior to issuance of permit, the applicant or owner shall incorporate specification into design
onitoring ney "
Action to be Performed: and enumerate as "Fire Dept. Notes" on plans.
2. Prior to final building inspection, the applicant or owner shall schedule a fire dept. clearance
inspection for each phase of development.

PLN100446 '
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‘County of Monterey B e gt
State of California =ILED
NEGATIVE, DECLARATION -
| JUN 22 2012
VoL
. : DEPUTY

Project Title:

The Camphora Apartment Replacement Project

File Number:

PLN100446

Owner:

South County Housing Corporation

Project Location: .

32101 McCoy Road, Soledad

Primary APN:

257-031-005-000

Project Planner:

Taven M. Kinison Brown

Permit Type:

A Rezone and Use Permit

Project
Description:

A tezoning request to add an Affordable Housing Overlay (AHO)
district to the existing Farmland Zoning designation on the subject
parcel; a Use Permit to allow for the demolition of 44 substandard
farm worker housing units; the construction of 44 new farm worker
housing units; and connection to the City of Soledad sewer
infrastructure. ' '

THIS PROPOSED PROJECT WILL NOT HAVE A SIGNIFICANT EFFECT ON THE
ENVIRONMENT AS IT HAS BEEN FOUND:

a) That said project will not have the potential to significantly degrade the quality of the

environment.

b) That said project will haveno significant impact on long-term environmental goals.

¢) That said ﬁroject will have no significant cumulative effect upon the environment.

@ That said project will not cause substantial adverse effects on human beings, either
directly or indirectly.

Decision Making Body: | Monterey County Board of Supervisors

Responsible Agency: | County of Monterey

Review Period Begius: | June 25,2012

Review Period Ends: July 24, 2012

Further information, including 2 copy of the application and Initial Study are available at
the Monterey County Planning & Building Inspection Department, 168 West Alisal St, 2
Floor, Salinas, CA 93901 (831) 755-5025.

Date Printed: 3/12/2002
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IONTEREY COUNTY
RESOURCE MANAGEMENT AGENCY — PLANNING DEPARTMENT

168 WEST ALISAL, 2"° FLOOR, SALINAS, CA 93901
(831) 755-5025 FAX: (831) 757-9516

NOTICE OF INTENT TO ADOPT A NEGATIVE DECLARATION
MONTEREY COUNTY BOARD OF SUPERVISORS

NOTICE IS HEREBY GIVEN that the Monterey County Resource Management Agency — Planning Department has
prepared a draft Negative Declaration, pursuant to the Tequirements of CEQA, for a Rezone and Use Permit (The
Camphora Apartment Replacement Project, File Number PLN100446) at 32101 McCoy Road, Soledad (APN 257-031-
005-000) (see description below).

The Negative Declaration and Initial Study, as well as referenced documents, are available forreview at the Monterey
County Resource Management Agency — Planning Department, 168 West Alisal, 2™ Floor, Salinas, California. The
Negative Declaration and Initial Study are also available for review in an electronic format by following the instructions
at the following link: 4

http://www.co.monterey.ca.us/planning /docs/environmental/circulating htm.

The Planning Commission will consider this proposal at.a meeting on Wednesday July 25, 2012 at 9:00 am in the
Monterey County Board of Supervisors Chambers, 168 West Alisal, 2™ Floor, Salinas, California. The Planning
Commission will be making a recommendation to the Board of Supervisors who will take final action on the project,
tentatively scheduled for July 31,.2012. Written comments on this Negative Declaration will be accepted from June 25,
2012 to July 24, 2012. Comments can also be made during the public hearing.

Project Description: The Camphora Apartment Replacement proposal consists of the following entitlements:
1) A rezoning request to add an Affordable Housing Overlay (AHO) district to the existing Farmland Zoning
designation on the subject parcel; and ‘ _
2) A Use Permit to allow for the demolition of 44 substandard farm worker housing units; and the construction of 44
new farm worker housing units consisting of:
a. 22 two-bedroom (880 square foot) and 22 three-bedroom (1,138 square foot) garden apartments;
b. A 4,300 square foot community building with a meeting room, office, storage, laundry room and
computer lab;
c. A Thalf court basketball area, two turf covered play areas, a tot lot, barbecue patio and seating area, and
extensive landscaping;
. Solar panelsplaced on the covered parking areas;
e. Grading of approximately 5,000 cubic yards of cut and 4,500 cubic yards of fill;
f.  And connection to the City of Soledad sewer infrastructure.

We welcome your comments during the 30-day public review period. You may submit your comments in hard copy to
the name and address.above. The Department also accepts comments via e-mail or facsimile but requests that you follow
these instructions to ensure that the Department has received your comments. To submit your comments by e-mail, please
send a complete document including all attachments to:

CEQAcomments@co.monterey.ca.us

An e-mailed document should contain the name of the person or entity submitting the comments and contact information
such as phone number, mailing address and/or e-mail address and include any and all attachments referenced in the e-
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mail. To ensure.a complete and accurate record, we request that you.also provide a follow-up hard copy to the name and
address listed above. If-you do not wish to send a follow-up hard copy, then please-send.a second -e-mail requesting
confirmation of receipt of comments with enough information to confirm that the entire document was received. If you do
ot Teceive e-mail confirmation of receipt of comments, then please submit a hard copy of your comments to ensure
inclusion in the environmental record or.contact the Department to ensure the Department has received your comments.

Facsimile (fax) copies will be accepted with a cover page describing the extent (e.g.-number of pages) being transmitted.
A faxed document must contain a signature and all attachments referenced therein. Faxed document should be sent to the
contact noted above at (831) 757-9516. To ensure a complete and accurate record, we request that you also provide a
follow-up hard copy to the name and address listed above. If you do not wish to send a follow-up hard copy, then please
contact the Department to confirm that the entire document was teceived.

For reviewing agencies: The Resource Management Agency — Planning Department requests that you review the
enclosed materials and provide any appropriate comments related to your agency's area of responsibility. The space below
may be used to indicate that your agency has no comments or to state brief comments. In compliance with Section 15097
of the CEQA Guidelines, please provide a draft mitigation monitoring or reporting program for mitigation measures
proposed by your agency. This program should include specific performance objectives for mitigation measures identified
(CEQA Section 21081.6(c)). Also inform ‘this Department if a fee needs to be collected in order to fund the mitigation
monitoring or reporting by your agency and how that language should be incorporated into the mitigation measure.

All written comments on the Initial Study should be addressed to:

County of Monterey

‘Resource Management Agency — Planning Department
Attn: Mike Novo, Director of Planning

168 West Alisal, 2 Floor

Salinas, CA 93901

Re: The Camphora Apartment Replacement Project; File Number PLN100446

From: Agency Name:
Contact Person:
Phone Number:

No Comments provided
Comments noted below
Comments provided in separate letter

COMMENTS:
DISTRIBUTION
1. State Clearinghouse (15 CD copies + 1 hard copy of the Executive Summary) — include the Notice of
‘Completion '
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10.
11.
12.
13.
14.
15.
16.
17.
18.
19.

County Clerk’s Office

CalTrans District 5 — San Luis Obispo office
Association of Monterey Bay Area Governments
Monterey Bay Unified Air Pollution-Control District

City of Soledad

Mission Soledad Rural Fire, C/O CSG Consultants
Monterey County Agricultural Commissioner

Monterey County Water Resources Agency

Monterey County Public Works Department

Monterey County Parks Department

Monterey County Environmental Health Bureau

Monterey County Sheriff’s Office, Attn: David Crozier

LAFCO, Attn: Thom McCue

Seth Capron, South County Housing Corporation, 7455 Carmel Street, Gilroy CA 95020
Mat Huerta, South County Housing Corporation, 7455 Carmel Street, Gilroy CA 95020
The Open Monterey Project

LandWatch

Property Owners within 300 feet (Notice of Intent only)

Revised 02-02-2012
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MONTEREY COUNTY
RESOURCE MANAGEMENT AGENCY
PLANNING DEPARTMENT

168 WEST ALISAL ST., 2% FLOOR, SALINAS, CA 93901
PHONE: (831)755-5025 FAX: (831) 757-9516

INITIAL STUDY

I.  BACKGROUND INFORMATION

Project Title: The Camphora Apartment Replacement Project

File No.: PLN100446

Prej ecf Location: 32101 McCoy Road, Soledad

Name of Property Owner: South County Housing Corporation

Name of Applicant: Seth Capron, South-County Housing Corporation

Assessor’s Parcel Number(s): 257-031-005-000

Acreage of Propefty: 4.6 Acres

General Plan Designation: Farmlands 40AC Minimum Parcel Size

Zoning District: F/40

Area Plan: Central Salinas Valley Area Plan

Lead Agency: Resource Management Agency — Planning Department

Prepared By: Taven M. Kinison Brown

Date Prepared: June 22,2012

‘Contact Person: Taven M. Kinison Brown

Phone Number: 831-755-5173

Camphora Apartments Replacement - Initial Study Page 1
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Location and Vicinity Map ' ‘
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II.  DESCRIPTION OF PROJECT AND ENVIRONMENTAL SETTING
A. Description of Project:

History and Existing Structures

The project is the reconstruction of a Soledad area farm labor housing project approved in
September of 1958 for as many as 1,000 men on a parcel less than 5 acres in area, known then as
Villa Casa Apartments or Villa Camphora (Use Permit #33 52). The site is also referred to as the

Camphora Labor Camp. This new project will be referred to as the Camphora Apartment

Replacement Project.

Forty-four units were constructed on the site in the 1960s consisting of seven buildings ranging
from 8-10 units per building and all still remain without any notable modifications for 50 years.
There are 42 two-bedroom/1 bath units, 1 three bedroom /1 bath unit and 1 one-bedroomy/1 bath
unit. All units have small kitchens but no living/family room areas and are constructed of cinder

Camphora Apartments Replacement - Initial Study Page 3
rev. 09/06/2011
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block walls with pitched ‘composition shingle toofs. The northeastern half of the subject site
maintains the seven single-story rural residential structures while the southwestern third of the
site, fronting McCoy Road, is comprised of hard-packed soils with several groups of eucalyptus
trees, extensive pavement and dry-grassy areas above leach field lines. The northeastern edge of
the property includes a water well, water tank, and a group of pressure tanks. There are no
formal parking spaces or driveways, playgrounds or other common-area recreational facilities.
There is .a community room and laundry facility, yet there are no windows and only one door on
that structure. Topographically, the site is sloped gently toward the southwest. Low earth berms
and relatively shallow drainage ditches are present parallel to McCoy Road.

Camphora Apartments Replacement - Initial Study

o1 e Page 4
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Correspondence from the California Division of Housing in 1963 and later the Department of
Housing and Community Development in 1966 confirmed a maximum legal occupancy of 500
employees/residents would be allowed. County records confirm the applicant’s (Valentine
Reyes) desire to, “build for 500 men and messing facilities for 1000 men at a later date.”

Correspondence in January 1989 from a property tepresentative to the County Health
Department determined that approximately 168 residents lived at Villa Camphora. Since this
time and up to the present, additional residents have crowded into the aging 44 units, and as of
August 2010 there were 185 residents of which 66 were under the age of 18..

Need .

As a measure of housing density, a standard of 2 persons per bedroom and 2 persons per
common area was used by South County Housing in 2010 to determine the degree of
overcrowding. Under this method, thirteen households were considered overcrowded. The
present proposal is intended to alleviate overcrowded conditions for the residents, alleviate
specific environmental concerns (see following sections) and to bring the property up to current
health, safety and building codes. Of particular concern, septic systems on this less than 5-acre
parcel have continually failed and have needed service over the decades. Current Health

Camphora Apartiments Replacement - Initial Study Page 5
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Department standards provide that a land area less than 5 acres in area would only have the
potential for 4 septic systems to serve 4 single family residences —much less.apopulation of 185
persons.

Present Proposal.

To bring the property into compliance with the 2010 General Plan, the applicants are requesting
to add an Affordable Housing Overlay zoning designation to the property, and to redevelop the
existing number of units to serve the existing population in the spirit of the new General Plan. As
the subject property is zoned ¥/40, the present. concentration of residential uses and structural
development on a Farmland zoned parcel is considered non-conforming.

The Camphora Apartment Replacement proposal consists of the following County of Monterey
entitlements:
1) A rezoning request to.add an Affordable Housing Overlay (AHO) district to the existing
Farmland Zoning designation on the subject parcel; and
2) A Use Permit to allow for the demolition of 44 substandard farm worker housing units;
and the construction of 44 new farm worker housing units consisting of:
a. 22 two-bedroom (880 square foot) and 22 three-bedroom (1,138 square foot)
garden apartments;
b. A 4,300 square foot community building with a meeting room, -office, storage,
laundry room and computer lab;
c. A half court basketball area, two turf covered play areas, a tot lot, barbecue patio
and seating area, and extensive landscaping;
d. Solar panels placed on the covered parking areas;
e. Grading of approximately 5,000 cubic yards of cut and 4,500 cubic yards of fill;
and :
f. Connection to the City of Soledad sewer infrastructure.

Camphora Apartments Replacement Initial Study E Xhlblt E Page 6
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Representative Elevation of the Camphora Apartment Replacement

‘Drawing from the applicant’s project description, the South County Development Corporation
proposes to demolish allthe existing improvements on the property except the existing water
well. The housing units and community room will ‘be replaced on a one-for-one basis with 44
new varden apartment units. The new complex will consist of 22 two-bedroom 880 square foot
units and 22 three-bedroom 1,138 square foot units. They will be built in four clusters in a two-
story walk-up configuration. A 4,300 square foot community center will be constructed and will
‘house a large multipurpose room, manager’s office, computer lab, kitchen, two baths and laundry
room. See attached plans and elevations.

‘Circulation and Parking
The entire site will be improved with formal on-site circulation and parking, recreation facilities

and extensive landscaping. A loop driveway will provide access to all of the units. A total of 121
parking spaces will be provided including 65 covered spaces for residents plus another 23 open
Camphora Apartments Replacement - Initial Study , Page 7
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uncovered spaces for resident use. Eighteen additional guest spaces and 15 spaces to serve the
community building will also be built. Buses and transit will be able to safely navigate the site to
supplement transportation to area work sites. :

Recreation and Landscaping

Recreational facilities will be provided for residents to use including a basketball half-court, two
turf covered play areas, a tot lot, and a picnic and barbecue area adjacent to the community

* building. The property will be extensively landscaped. A landscaped earthen berm will be

constructed along the McCoy Road frontage of the site to provide for visual separation and noise

attenuation from nearby Highway 101. '

100% Affordable Housing v

Residents now living at the Camphora site are low to very low income families with
approximately 66% in occupations classified by the County Economic Development Department
as Agricultural Workers (formerly the Housing and Redevelopment Agency). The proposed
project will qualify as 100% affordable under County standards. Current residents will be
provided temporary housing and relocation during the reconstruction of the site. Extensive rules
attached to grant funding sources are in place to assure the least amount of displacement and the
right to return for existing residents.

Sewer System Improvements

The on-site septic system will be abandoned and a sewer force main will be installed to connect
the -Camphora Apartment complex to the City of Soledad sewer system. An existing sewer from
the Soledad Prison complex north of the property runs southward along the west side of -
Highway 101 and then connects to the City of Soledad system. The project will install a
connection to that sewer line by tunneling under McCoy Road and Highway 101. Upon approval
of the rezoning .and development proposal by the County of Monterey, it will be necessary for
the project proponents to approach the Local Agency Formation Commission of Monterey
County (LAFCO) to seek an “extra-territorial provision of services” to formalize the sewer
service being provided by the City of Soledad. A can-and-will serve letter has been issued by the

City.

Water Supply and Quality

The existing well on the property will continue to serve the residents. The well was drilled in
1996 to a depth of 690 feet, yields an estimated 500 gallons per minute and meets current
drinking water standards. Additional water storage will be incorporated into the project to assure
fire flow requirements.are met. ’ ’

Green Building

The new complex will meet “green” building performance standards with the goal of achieving
net zero energy use by off-setting projected energy consumption with a large photovoltaic
system (solar panels) mounted on the roofs of carports. Upon completion, the construction of the
Camphora Apartment complex is intended to meet a LEED Gold level or higher.
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B. Surrounding Land Uses:and Environmental Setting:

As described above, the site is a 4.6-acre parcel occupied by-an aged farmworker housing facility
with numerous safety and public health concerns. The site is about halfway between the
communities of Soledad and Gonzales in Monterey County and is bound to the southwest by
McCoy Road, Highway 101 and the Union Pacific Railroad (UPRR) tracks. Adjacent developed
properties to the north include the Hacienda Labor Camp .and the Salinas Valley State Prison /
Soledad Correctional Facility. Other surrounding lands are cultivated with vineyards.

Regional Features

The project is in the central portion of the Salinas Valley, a major agricultural area. Unique and
sensitive areas in the Salinas Valley area include the Pinnacles National Monument and habitat
areas for the endangered California condor; among other rare species. These features are located
in the non-agricultural Gabilan Range to the east of the Salinas Valley and will be unaffected by
the project. The Salinas Valley is seismically active and the project site is approximately 4.35
miles northeast of the Rinconada Fault and approximately 14 miles southwest of the San
Andreas Fault (creeping segment). Strong ground shaking should be expected du.rmg the design
life of the planned development.

Local Features and Environmental Setting / Issues
Noise U.S. 101 and the Union Pacific Railroad (UPRR) are located to the southwest of the site
and provide a significant source of noise. Special building construction and site development
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considerations have been identified as necessary to attenuate elevated noise levels for some of
the closer units to these noise generators.

Roads and Access McCoy Road serves the project-site and other industrial/commercial uses and
is a two-lane Toadway that runs in.a north-south direction and extends north from its-intersection
with the US 101 northbound onramp to its termination point approximately 250 feet north of the
existing project site entrance. The pavement of McCoy TRoad was measured to be 23 feet wide
with centerline striping-and no shoulders. The pavement width.on McCoy Road narrows to
generally 20 feet wide at the project entrance with no centerline striping. Sight distance along
McCoy Road is adequate since its horizontal alignment is generally straight with very little
vegetation. While no increase in the Camphora population or traffic trips are expected with
project approval, and hence no mitigation measures addressing capacity improvements are
deemed necessary for the project, safety measures, such as increased signage and refreshed
pavement striping and markings have been identified. Some additional paving has also been
identified to supplement the existing too-narrow 20 foot roadway width of the McCoy Road
frontage along the project site to meet minimum County Standards. '

Agriculture and Soils The site (prior to the 1960s) and the surrounding areas have been in
constant agricultural production for many decades. The organochlorine pesticides DDE, DDT
and .dieldrin have been detected on the site and several extensive testing regimes arid
correspondence with the State Department of Toxic Substance Control (DTSC) have occurred.
Additionally, there are naturally occurring arsenic levels at the site that exceed present Regional
Water Quality Control Board (RWQCB) Environmental Screening Levels. The DTSC has issued
a No Further Action Letter based on the soils testing provided by the applicant. These will be
further discussed in Section V1.

Septic Systems As introduced above, septic systems on this less than 5-acre parcel have
continually failed and have needed constant service over the decades. To alleviate the public
health concern of ground water and surface contamination and to serve such an apartment
facility it is appropriate to connect to a public sewer.

Overcrowding The existing 44 residential units in six buildings and the one community structure
on the property cover approximately 29,586 square feet according to plans submitted by the
applicant. Presently these 44 units house approximately 185 persons and at least 13 of these
units are overcrowded. Approval of the South County Housing proposal would result n
providing nearly 45,000 square feet of living space for the same 44 “households,” adding 22
three-bedroom units where no three-bedroom units previously existed. The project also includes
a 4,301 square foot common use community center.

Historic Resources While these onsite structures were constructed in the 1960s, none are
considered historic. The project area contains no resources listed in the California Inventory of
Historical Resources (March 1976), California Historical Landmarks, and the National Register
of Historic Places. Within one mile of the project area, the State Highway 101 alignment to the
southwest of the project area has been recorded as a historic resource, as well as a farm complex
one mile to the southeast.

Camphora Apartments Replacement - Initial Study Exhibit [~ Page 10
PLN100446 / . 09/06/2011
! Page /& of &5 Pages """




C. Other public agencies whose approval is required:

The following agencies are being approached or have already provided funding for
predevelopment, soft costs and construction:

Agency Type of Approval
.« | Monterey County Redevelopment Agency | Awarded some funding in 2010
. California-CDBG through Monterey County Grant application submitted by
[Community Development Block Grant Program] | Monterey County n April 2012
USDA 514 | . Applied for unsuccessfully in
» | [United States Department of Agriculture Farm August 2010 & August 2011.
Labor Housing Loans and Grants Program] Will apply again in August 2012

California HCD HOME - SCH CHDO .

[California Department of Housing and Community
o | Development, HOME Investment Partnerships Will be apply in June 2012
Program, -assistance for Community Housing : '
Development Organizations]

One year award in summer of

| United States Department of Labor - Farmworker 2011; one year renewal applied
Housing Grant for in May 2012

. California - Low Income Housing Tax Credits Will be applied for after all
(TCAQC) other funding is secured

The following agency approvals are required to implement the project:

Local Area Formation Commission (LAFCO) Applied for concurrently with
® | Extra-territorial service connection to Soledad Sewer Monterey-County use permit
. Monterey County Building Department " Will be applied for when
Grading Permit funding is in place
. Monterey County Building Department : Will be applied for when
Building Permit funding is in place
Central Coast Regional Water Quality Control Board Will be applied for when
® | Storm Water Pollution Prevention Plan funding is in place
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III. PROJECT CONSISTENCY WITH OTHER APPLICABLE LOCAL
AND STATE PLANS AND MANDATED LAWS

Use the list below to indicate plans applicable to the project and verify their consistency or non-
consmtency with project implementation.

General Plan/Area Plan X Air Quality Mgmt. Plan X
Specific Plan | Airport Land Use Plans O
Water Quality Control Plan X Local Coastal Program-LUP 1

‘General Plan/Area Plan. The Project site is within the Central Salinas Valley Area Plan of the
2010 Monterey County General Plan. There are no relevant provisions of the Central Salinas
Valley Area Plan that have a particular bearing on the project. The Area Plan speaks to several
Special Treatment Areas and the Spence/Potter/Encinal Road Study Area and does not include
the Camphora Apartment Replacement project site. This site is not within a designated sensitive
or highly sensitive Scenic Highway Corridor. Additionally, the project site does not encroach on
the Arroyo Seco or. Salinas Rivers in regard to protecting areas for groundwater recharge, nor is
the project a visitor serving commercial use. Consistency with the 2010 Monterey County
General Plan is discussed in detail in Section VI; issues of appropriate and efficient Land Use,
Affordable/Workforce Housing Programs, Adequate Public Facilities and Services, adjacency to
Agricultural uses and maintaining the character and natural beauty of Monterey County.

Water Quality Control Plan. The project site is subject to the Water Quality Control Plan for the
Central Coastal Basin (Salinas River Hydrological Unit) administered by the California Regional
Water Quality Control Board Central Coast Region. Water quality problems most frequently
encountered in the Central Coastal Basin pertain to excessive salinity or hardness of local ground
waters. Increasing nitrate concentrations is a growing problem in the Salinas River Basin, Los
Osos Creek Basin, the Santa Maria Valley, and near Arroyo Grande. This project includes the
conversion of failing septic systems and connection to a municipal sewer system for the purposes
of protecting water quality, preventing ground pollution and minimizing potential health hazards
and exposures. Consistency of the project with the Water Quality Control Plan for the Central
Coast Basin is further discussed in Section VL

Air Quality Management Plan. The project site is subject to the 2008 Air Quality Management Plan
of the Monterey Bay Unified Air Pollution Control District. While the project is meant to serve the
same population of residents presently on the property and is not considered growth inducing,
demolition and reconstruction activities will occur and will have temporary noise and potential air
quality impacts. Consistency of the project with the 2008 Air Quality Management Plan is further
discussed in Sectlon VL
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IV. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED AND
DETERMINATION

A. FACTORS

The environmental factors checked below would be potentially affected by this project, as
discussed within the checklist on the following pages.

X Aesthetics X Agriculture and Forest X Air Quality
Resources
Xl Biological Resources X Cultural Resources & Geology/Soils

Greenhouse Gas Emissions Hazards/Hazardous Materials [X] Hydrology/Water Quality

X Land Use/Planning : ] Mineral Resources X Noise

X Population/Housing ™ Public Services X Recreation

X Transportation/Traffic X Utilities/Service Systems | Mandatory Findings of
: Significance

Some proposed applications that -are not exempt from CEQA review may have little or no
potential for adverse environmental impact related to most of the topics in the Environmental
Checklist; and/or potential impacts may involve only a few limited subject areas. These types of -
projects are generally minor in scope, located in .a non-sensitive environment, and are easily
identifiable and without public controversy. For the environmental issue areas where there 1s no
potential for significant environmental impact (and not checked above), the following finding
can be made using the project description, environmental setting, or other information as
supporting evidence.

[0 Check here if this finding is not applicable

FINDING: For the above referenced topics that are not checked off, there is no potential for
significant environmental impact to occur from either construction, operation or
maintenance of the proposed project and mno further discussion in the
Environmental Checklist is necessary.

EVIDENCE:

Mineral Resources - The site has been developed with farmworker housing since the mid 1960s
and is not in an area of known mineral resources. No locally important mineral resources are
indicated on GIS resource maps for the County of Monterey at the project site. In this manner,
there will be no impact to mineral resources. (References 1, 2, 3, 7).
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B.

DETERMINATION

On the basis of this initial evaluation:

X

Il

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

I find that although the proposed project could have a significant effect on the
environment there will not be a significant effect in this case because revisions in the
project have been made by or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared. ’

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

1 find that the proposed project MAY have a “potentially significant impact” or

“potentially significant unless mitigated” impact on the environment, but at least one
effect 1) has been adequately analyzed in an earlier document pursuant to applicable legal
standards, and 2) has been addressed by mitigation measures based on the earlier analysis
as described on attached sheets. An ENVIRONMENTAL TMPACT REPORT 18
Teqguired, but it must analyze only the effects that remain to be addressed.

I find that although the proposed project could have a significant effect on the
environment, because all potentially significant eﬁ"ects (a) have been analyzed adequately

in an earlier BIR or NEGATIVE DECLARATION pursuant to applicable standards, and

(b) bave been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed upon. the
‘proposed project, nothing further is required.

/\WM Kiniron %/Mé/}/{

4@4&, QQ Qd/Q

1)

Signature O Date

Taven M. Kinison Brown .- ’ Project Planmer

EVALUATION OF ENVIRONMENTAL IMPACTS

A brief explanation is required for all answers except “No Impact” answers that are
adequately supported by the information sources a lead agency cites in the parentheses
following each question. A “No Impact” answer is adequately supported if the referenced

information sources show that the impact simply does not apply to projects like the one
. involved (e.g., the project falls outside a fault rupture zone). A “No Impact” answer

should be explained where it is based on project-specific factors as well as general

~ standards (e.g., the project will not expose sensitive receptors to pollutants, based on

project-specific screening analysis).
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2)

3)

4

5)

6)

7

8)

All answers must take into .account the-whole action involved, including offsite as well as

~ onsite, cumulative as well as project-level, indirect as well as direct, and construction as

‘well as operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then
the checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. "Potentially Significant Tmpact" is
appropriate if there is substantial evidence that an effect may be significant. If there are
one or more "Potentially Significant Impact" entries when the determination is made, an
EIR is required.

"Negative Declaration: Less Than Significant With Mifigation Incorporated” applies
where the incorporation of mitigation measures has reduced an effect from "Potentially
Significant Impact" to a "Less Than Significant Impact." The lead agency must describe
the mitigation measures, and briefly explain how they reduce the effect to :a less than
significant level mitigation measures from Section XVII, "Earlier Analyses," may be
cross-referenced).

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration.
Section 15063(c)(3)(D). In this case, a brief discussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist
were within the scope of and adequately analyzed in an earlier document pursuant
to applicable legal standards, and state whether such effects were addressed by
mitigation measures based on the earlier analysis.

c) Mitigation Measures. For effects that are "Less than Significant with Mitigation
Measures Incorporated,” describe the mitigation measures ‘which were
incorporated or refined from the earlier document and the extent to which they
address site-specific conditions for the project.

Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference
to the page or pages where the statement is substantiated.

Supporting Information Sources: A source list should be attached, and other sources
used or individuals contacted should be cited in the discussion.

The explénation of each issue should identify:

-a) The significance criteria or threshold, if any, used to evaluate each question; and

b) The mitigation measure identified, if any, to reduce the impact to less than
significance. '
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VI. ENVIRONMENTAL CHECKLIST

1. AESTHETICS Less Than

: Significant
Potentially With - Less Than
Significant =~ Mitigation  Significant No
Would the project: Impact Incorporated Impact Impact
a)  Have a substantial adverse effect on a scenic vista? =
(Source:1,2,3,5,7) 0 N O
b) Substantially damage scenic resources, including, but
not limited to, trees, rock outcroppings, and historic 5
buildings within a state scenic highway? (Source:1, 2, O O - [
3,5,7)
c)  Substantially degrade the existing visual character or '
quality of the site and its surroundings? (Source:1, 2, 3, O] O] X ]

57

d) Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the O L] X ]
area? (Source:1,2,3,5,7) ’

Discussion/Conclusion/Mitigation:

“While traveling Highway 101 through Monterey County provides great views of hills, mountains -

and agricultural uses for most of the valley, the low lying flat areas of the Central Salinas Valley
are not considered scenic vistas. Under the General Plan though, the hills and mountains that
shape the bowl of the valley are considered sensitive and highly sensitive viewsheds. Highway
101 is not designated in Monterey County as a state scenic highway.

a) — b) Less Than Significant Impact. This particular project area is immediately adjacent to
Highway 101 and lies south of an existing penal institutions, another labor camp and the flatter
agricultural areas planted in grapes. Removal of aging farm labor housing structures, to be
replaced by garden apartments as described above, will not have a adverse effect on a scenic
vista, damage scenic resources, protected trees, rock outcroppings, or historic buildings within a
state scenic highway. Therefore the project will have a less than significant impact on scenic
vistas and scenic resources..

¢) — d) Less Than Significant Impact. The redevelopment of the project site will provide an “up-
grade” to the existing deteriorating site. The new structures and grounds are designed to be
walk-up garden apartments with modern amenities and community areas such as .a basketball
half-court, turf play area, mini soccer field, tot lot, and a large picnic and barbecue area adjacent
to the community building. The property will be extensively landscaped. A landscaped earthen
berm will be constructed along the McCoy Road frontage of the site to provide for visual
separation and noise attenuation from nearby Highway 101. This is a departure from the
institutional style of the present facilities. New lighting fixtures will be provided adjacent to
walks and areas that need lighting for safety. Standard conditions of approval by the County
require that lighting plans be prepared and that all lighting be unobtrusive. The present quality of
nighttime lighting is unknown for the site. Less than a mile to the north of the property is the
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Salinas Valley State Prison / Soledad Correctional Facility' that has very bright obtrusive
lighting. Therefore the project will have .a less than significant impact on the existing visual
character , nor adversely impact nighttime views in the area.

2. AGRICULTURAL AND FOREST RESOURCES
Less Than
Significant
Potentially With Less Than
Significant =~ Mitigation  ‘Significant No
‘Would the project: Impact Incorporated Impact Impact

a)  Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farniland), as :
shown on the maps prepared pursuant to the Farmland i [ [ 52
Mapping and Monitoring Program of the California
Resources Agency, to non-agricultural use? (Source:
1,2,3,5,7,19)

b)  Conflict with existing zoning for agricultural use, or a | 0 5 . D
Williamson Act contract? (Source: 1,2,3,4,7) )

¢)  Conflict with existing zoning for, or cause rezoning of,
forest land (as defined in Public Resources Code
section 12220(g)), timberland (as-defined by Public O 0 0 2
Resources Code section-4526), or timberland zoned ‘ : :
Timberland Production (as defined by Government
Code section 51104(g))? (Source: 1,2,3,5)

d)  Result in the loss of forest land or conversion of forest : :
land to non-forest use? (Source: 1,2,3,5) L 0 U X

e)  Involve other changes in the existing environment
which, due to their location ornature, could result in
conversion of Farmland, to non-agricultural use or ] ] ] X
conversion of forest land to non-forest use? (Source:
1,2,3,5)

Discussion/Conclusion/Mitigation:

‘While located in the Central Salinas Valley among agricultural resources and farming areas, the
4.6 acre site has been developed with farmworker housing for 50 years and has not been farmed
for that period. County geographic information resources data regarding Prime Farmland,
Unique Farmland, or Farmland of Statewide Importance indicate that the site and areas
northwest of the property as “Urban and Built-up Land.” These areas are developed with worker
housing. The northeastern and southeastern areas adjacent to the site are comsidered Prime
Farmland. Properties southwest of the Camphora Apartment site, across McCoy Road, Highway
101, the Union Pacific Railroad tracks and Sillman Road (approximately 300 feet away) are also
agricultural areas considered Prime Farmland and are protected under Williamson Act contracts.
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a) No Impact. The redevelopment of this existing facility on a 4.6 acre site-considered “Urban
and Built-up Lands” does not convert farmland to non-agricultural use. Therefore the project will
have a less than significant impact on Prime, Unique or Farmlands of Statewide Importance.

b) Less Than Significant Impact. Presently the site is zoned Farmland 40 (F/40) and is not under
Williamson Act. While the farmworker housing facility does have a Use Permit dating back to
its approval in 1958 and its construction in the 1960s, the development is considered legal, but
non-conforming to current development standards. Site Development Standards in the F/40 zone
specify a minimum building site of 40 acres and maximum building site coverage of 5%, except
for greenhouses which are permitted up to 50% coverage with a Use Permit. The present site is
4.6 acres; much less than 40 acres, and has approximately 15% lot coverage. Under the F/40
zoning designation only, the construction of the project would require an acknowledgment of
continued non-conformities, and exceptions to development standards. To remedy this situation,
the applicants have requested to establish an Affordable Housing Overlay Zoning designation
(AHO) to the property under the allowances of the 2010 General Plan. With a project that meets
the criteria of the Affordable/Workforce Housing Program outlined in General Plan Policy LU-
2.11, and a new Zoning Designation of F/40-AHO the proposed project would be legal and
conforming to the General Plan and Zoning designations. As the AHO is part of the-applicant’s
proposed project, it is not considered mitigation. Land Use and zoning consistency is discussed
more thoroughly in Section VI.10. b) Land Use and Planning. Therefore the project will have a
less than significant impact on agricultural uses or Williamson Act contracts.

¢) - d) No Impact. The project site is not forested and therefore there will be no impact to such
forest land resources.

e) No Impact. The site has been developed with farm labor housing for several decades. As the
project is the removal and replacement of the same number of dwelling units and bringing such
living units up to modern codes and health and safety standards, this is not seen as an
intensification of use, or otherwise growth inducing with primary or secondary environmental
impacts that could lead to conversion of Farmland to non-agricultural use. Therefore the project
will have a less than significant impact on the conversion of farmlands to non-agricultural uses.

3. AIR QUALITY

Where available, the significance criteria established by the applicable air quality management or air pollution
control district may be relied upon to make the following determinations.

Less Than
Significant
Potentially With Less Than
: Significant Mitigation Significant No
Would the project: : TImpact Incorporated Impact Impact
a) Conflict with or obstruct implementation of the . [ u 4 N
applicable air quality plan? (Source: 1,10,20) =
b) Violate any air quality standard or contribute
substantially to an existing or projected air quality 1 ] X 1
violation? (Source: 1,10,20)
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3, AIR QUALITY

‘Where ‘available, the .significance criteria established by the applicable air quality management or air pollution
control district may be relied upon to make the following determinations. '

Less Than
Significant
Potentially ‘With Less Than
Significant Mitigation Significant No
Would the project: Tmpact Incorporated Impact Impact

¢) Result in a cumulatively considerable net increase of
-any criteria pollutant for which the project region is
non-attainment under an applicable federal or state H = X 0
ambient.air quality standard (including releasing : |
emissions which exceed.quantitative thresholds for
ozone precursors)? (Source: 1,10,20)

d) Result in significant construction-related air quality : L
impacts? (Source: 1,6,10,13,20) [ [ X O
€) Expose sensitive receptors to substantial pollutant : -
concentrations? (Source: 1,5) [ O 0 X
f) Create objectionable odors affecting a substantial n 0 n 57

number of people? (Source: 1,5)

Discussion/Conclusion/Mitigation:

The project is the demolition of 44 existing residential units and the reconstruction of the same
number of units on the same site. The project will involve the grading of approximately 5,000
cubic yards -of cut and 4,500 cubic yards of fill. Following construction ‘activities, no greater
impact to air quality is foreseen. Construction practices to minimize dust and particulate matter
during construction activities will be employed through the imposition of standard conditions of
approval. Residential projects are generally exempt from requiring a permit issued by the Air
District. According to the 2008 Air Quality Management Plan, prepared by the Monterey Bay
Unified Air Pollution Control District, the criteria for Short-term Construction Impact and Long-
term Operations are as follows:

(1) Short-term Construction will emit less than 82 Ib/day of PMjo or: will not cause a
violation of PMjq AAQS at existing receptors; and the equipment used is “typical
construction equipment.”

(2) Long-term operation of the project will:

i. Emit less than 137 1b/day of VOC or NOx:

ii. Directly emit less than 550 lb/day of CO or will not cause a violation of CO
Ambient Air Quality Standards (AAQS) at existing or reasonably foreseeable
receptors; "

iii. Not significantly impact traffic levels of service or will not cause a violation of
CO AAQS at existing or reasonably foreseeable receptors;

iv. Directly emit less than 82 Ib/day of PMjo on-site or will not cause a violation of
“PM,;0 AAQS or contribute 82 lb/day to an existing or projected violation at
existing or reasonably foreseeable receptors;
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v. Not directly generate PM;q along unpaved roads or will not cause a violation of
PM;o AAQS or contribute 82 Ib/day to :an existing or projected violation at
* existing or reasonably foreseeable receptors; and
vi. Directly emit less than 150 1b/day of SOx or will not cause a violation of SO,
AAQS at existing or reasonably foreseeable receptors.

a) - ¢) Less than Significant Impact: The North Central Coast Air Basin is listed by the U.S. EPA
and the California Air Resources Board (CARB) as being in attainment for all criteria -air
pollutants under federal standards, but is in non-attainment under state standards for PM-10
particulates and ozone. '

The first criteria is if the project’s air pollutant emissions with respect to the Federal and
State Standards will not result in an increase in the frequency or severity of existing air
quality violations, cause or contribute to new violations, delay their timely attainment, or
interfere with the interim emission reductions specified in the Plan. Based onthe air quality
report for this project which was based on the California Emissions Estimator Model
(CalEEMod) (May 2012) (REF #20), the air pollution emissions do not exceed the Federal or
State Ambient Air Quality Standards. Results from the CalEEMod computations prepared by
-staff for the resultant air quality emissions (non-construction) generated by the project are as
follows: ‘
1) The project is estimated to emit 6.79 Ibs/day of NOx. This is less than the
137 Ib/day threshold.
i1) The project is estimated to directly emit 28.87 Ibs/day of CO. This is less
than the 550 Ib/day threshold.
i)  The Project will not significantly impact traffic levels of service as it is the
replacement of 44 residential units with-44 residential units.
iv) - Theoperational project is-estimated to contribute 3.18 Ibs/day of PM;q on-
site. This is less than the 82 Ib/day of PM;¢ threshold.
V) The project will not directly generate PM,y along unpaved roads, as all
access points to the apartment complex are via paved roads.
vi) The project is estimated to release 0.05 Ibs /day of SO,. This is less than
the 150 Ib/day of SOx threshold. '
Therefore, the project meets the first criteria for compliance with the Plan.

The second criteria is compliance with the control measures in the Plan. The Monterey Bay
Unified Air Pollution Control District Air Quality CEQA analysis guidelines state that a
multi-family residential project of no more than 1,080 units is normally less than significant.
The project is the reconstruction of 44 existing residential units and therefore does not rise to
a level of significance under this criteria. The computations as described above and below,
verify this. Therefore the project will have a less than significant impact on implementation
of the air quality plan, will not violate air quality standards or conttibute to projected air
quality violations, nor result in a cumulatively considerable net increase in criteria pollutants.

‘@) Less than Significant Impact - Based on the air quality report for this project which was based
on the California Emissions Estimator Model (CalEEMod) (May 2012) (REF 20), the air
pollution emissions do not exceed the Federal or State Ambient Air Quality Standards. Results
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from the CalEEMod air quality computations prepared by staff for the construction activities for
the project are :as follows:
i) Construction activities are estimated to emit 32 lbs/day of NOx. This is
less than the 137 1b/day threshold.
i) Construction activities are estimated to directly emit 24.11 Ibs/day of CO.
This is less than the 550 Ib/day threshold.
1i1) Construction activities will not affect Levels of Service as local roads
currently operate at a Level of Service A and the addition of construction
vehicle traffic, while the apartment residents have been relocated, will
-actually be less traffic than the operational phase of the project:
iv) Construction activities are estimated to. contribute 3.5 Ibs/day of PMjg on-
site. This is less than the 82 Ib/day of PM; threshold.
v)  Construction activities will not directly generate PM;, along unpaved
Toads, as all access points to the apartment complex are via paved roads.
vi) Construction activities are -estimated to release 0.05 Ibs /day of SO,. This
is less than the 150 Ib/day of SOx threshold.
Standard dust control measures will be implemented during the construction phase of the project
and an asbestos survey will be required by the Monterey Bay Unified Air Pollution Control
District prior to demolition of the existing buildings. Any identified asbestos-containing
‘materials will be abated in accordance with current regulations prior to demolition. The project
will comply with all of the District’s applicable rules and regulations. Therefore, construction
activities generated by the project will not result in significant air quality impacts.

€) — f) Less Than Significant Impact. The replacement of existing residential units will not
introduce substantial pollutant concentrations, nor introduce objectionable odors, and there are
no known sensitive receptors within the vicinity of the project site, aside from the neighboring
labor camp. Therefore the project will have a less than significant impact on these criteria air
quality criteria. '

4. BIOLOGICAL RESOURCES Less Than
' Significant
Potentially With Less Than
Significant Mitigation Significant No
‘Would the project: , Impact Incorporated Impact Tmpact

a) Have a substantial adverse effect, either directly or
through habitat modifications, on any species identified
as-a candidate, sensitive, or special status species in 1 [ (m 4
local or regional plans, policies, or regulations, or by
the California Department of Fish.and Game or U.S.
Fish and Wildlife Service? (Source: 1,5,7,19,23) -

b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community identified
in local or regional plans, policies, or regulations or by M | [l X
the California Department of Fish-and Game or US
Fish and Wildlife Service? (Source: 1,5,7,19,23)
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4. BIOLOGICAL RESOURCES Less Than

Significant
Potentially With Less Than
Significant  Mitigation Significant No
‘Would the project: Impact Incorporated Impact Impact

c) Have a substantial adverse effect on federally protected
wetlands as defined by Section-404 of the Clean Water
Act (including, but not limited to, marsh, vernal pool, o O N
coastal, etc.)through direct removal, filling, :
hydrological interruption, or other means? (Source:
1,5,7,19,23) '

d) Interfere substantially with:the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife IR d [ ™
corridors, or impede the use of native wildlife nursery
sites? (Source: 1,5,7,19,23)

€) Conflict with any local policies or ordinances

protecting biological resources, such as a tree ] O L] X
preservation policy or ordinance? (Source: 1,2,3,4)

f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation ] ] [
Plan, or other approved local, regional, or state habitat
conservation plan? (Source: 1,5,7,19,23)

Discussion/Conclusion/Mitigation:

a) - €) No Impact. The property is a developed residential site that was formerly agricultural (50
years in the past); no significant wildlife habitat or natural features are present and the site does
not include protected trees. Surrounding lands are either developed or active farmland. The

‘planned project will not affect a listed endangered or threatened species or adversely affect a

proposed critical habitat for an endangered or threatened species, or jeopardize the continued
existence of a proposed endangered or threatened species. Therefore, the project will not have an
impact on these resources.

f) No Impact. Redevelopment of the project site will not conflict with any applicable habitat
conservation plan or natural community conservation plan. In review of the websites of the
California Department of Fish and Game (CDFG) and United States Fish and Wildlife Service
(USFWS) there are no adopted habitat conservation plan or natural community conservation plan
along this portion of the Salinas Valley. There are plans in place to protect Yadon’s piperia
(Piperia yadonii). at Pebble Beach, Yadon’s Piperia and Hooker’s Manzanita at the Presidio of
Monterey and Presidio of Monterey Annex Monterey County, and numerous species at Fort Ord:
smith’s Blue Butterfly, Western snowy plover, California red-legged frog, sand gila, Monterey
spineflower, robust spineflower, black legless lizard and Yadon’s Piperia. In this manner there
will be no impact to these resources or conflicts with adopted plans at the project site.
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5. .CULTURAL RESOURCES Less Than

Significant
Potentially With “Less Than
v Significant ~ Mitigation  Significant No
‘Would the project: : Impact Incorporated Tmpact Impact
a) -Causea substantial adverse change in the significance of
a historical resource as defined in 15064.5? (Source: ] ] X Il

1,7,14,19)

b) Cause a substantial :adverse change in the significance of
-an archaeological resource pursuant to 15064.57 J [l X [
(Source: 1,7,14,19)

¢) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature? 1 [l X [
(Source:1,7,14,19)

d) Disturb any human remains, including those interred M [ < M
outside of formal cemeteries? (Source: 1,14,19)

Discussion/Conclusien/Mitigation:
a) — d) Less Than Significant Impact. While the onsite structures were. constructed in the 1960s,
none are considered historic. The project area contains no resources listed in the California
Tnventory of Historical Resources (March 1976), California Historical Landmarks, and the
National Register of Historic Places. Within one mile of the project area, the State Highway 1
alignment to the southwest of the project area has been recorded as a historic resource, and a
farm complex one mile to the southeast has been identified. No paleontological resources or
unique geologic features have been identified on the site. Therefore, construction of the project
~ would not cause a substantial adverse change in the significance of a historical resource or
archaeological resource, or directly or indirectly destroy a unique paleontological resource site or
unique geologic feature. ’

‘While no human remains are expected to be unearthed, a standard practice for the County of
Monterey is to apply a condition of approval alerting the site developer to the proper practices to
follow should such an occurrence happen during construction.

e “If archaeological resources or human remains are unexpectedly discovered during any
construction, work shall be halted within 50 meters (+160 feet) of the find until it can be
evaluated by a qualified professional archaeologist. If the find is determined to be
significant, appropriate mitigation measures shall be formulated, with the concurrence of
the Lead Agency and implemented.”
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6. GEQOLOGY AND SOILS B Less Than
Significant
Potentially With Less Than
Significant =~ Mitigation  Significant No
Would the project: Impact Incorporated Impact Impact

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

i) Rupture of a known earthquake fault, as delineated
on the most recent Alquist-Priolo Earthquake Fault
Zoning Map issued by the State Geologist for the K
area or based on other substantial evidence of a
known fault? (Source: 1,2,11) Refer to Division of
Mines and Geology Special Publication 42.

[
1
X

X

ii) Strong seismic ground shaking? (Source: 1,2,7,11)

O O

iii) Seismic-related ground failure, including
"+ liquefaction? (Source: 1,2,7,11)

X

iv) Landslides? (Source: 1,2,7,11)

0O O O O
0O O O O
O O

X

X

b) Result in substantial soil erosion or the loss of topsoil?
(Source: 1,15) '

c) Be located on a geologicunit or soil that is unstable, or
that would become unstable as a result of the project,
and potentially result in on- or off-site landslide, lateral
spreading, -subsidence, liquefaction or collapse?
(Source: 1,7,11)

L]
Ol
X
]

d) Be located on expansive soil, as defined in Chapter 18A » _
of the 2007 California Building Code, creating | | X ]
substantial risks to life or property? (Source:1,7,11)

e) Have soils incapable of adequately supporting the use of
septic tanks or alternative wastewater disposal systems ] N 4 ]
where sewers are not available for the disposal of :
wastewater? (Source:1,6,12,16)

Discussion/Conclusion/Mitigation:

a.i) No Impact. According to the geotechnical report, the site is located within the seismically
active Salinas Valley but is outside Alquist-Priolo Earthquake Fault Zones. The site is
approximately 4 miles northeast of the Type B Rinconada Fault, 10 miles southeast of the
Monterey Bay-Tularcitos fault and 14 miles southwest of the Type B San Andreas Fault (creeping
segment). No Type A faults are mapped within 15 miles of the site. Therefore the project will
have a less than significant impact on exposure of people or structures to substantial adverse
effects including the risk or loss, injury or death involving rupture of a known earthquake fault.
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aii) Less Than Significant Impact. Referencing the Monterey County, California Multi-
Jurisdictional Hazard Mitigation Plan, Figure E-6. Earthquake Hazard Areas, it is probable that
the site will experience moderate seismic -events. According to the geotechnical report, strong
ground shaking should be expected during the design life of the planned development. At a
minimum, the planned improvements should be designed to resist seismic shaking in accordance
with current California Building Code (CBC) requirements. Seismic design parameters based on
the 2010 Edition of the California Building Code are presented in the geotechnical report.
Therefore the project will have a less than significant impact on exposure of people or structures
to substantial adverse effects including the risk or loss, injury or death involving strong seismic
ground shaking. '

a.iii) Less Than Significant Impact. Based on the Monterey County Relative Liquefaction
Susceptibility Map, the site is in an area having a low liquefaction potential and potentially
Tiquefiable soils were not encountered in borings. No mitigation measures have been determined
necessary. Therefore the project will have-a less than significant impact on exposure of people or
structures to substantial adverse effects including the risk or loss, injury or death involving
seismic related ground failure including liquefaction.

a.iv) No Impact. The site is in the flat central areas of the agricultural Salinas Valley, far
removed from slopes or potential landslides. Therefore the project will have a less than
significant impact on exposure of people or structures to substantial adverse effects inchuding the
risk or loss, injury or death involving landslides.

b) No Impact. Approval of the project would not result in soil erosion or substantial loss of top
soil in that the site has been disturbed for many decades and any “quality” top soil has been long
lost. Standard construction techmiques and  drainage methods will be employed during
construction .and in final site development; no increased potential for soil erosion is anticipated.

Therefore the prOJect will have a less than significant impact on soil erosion or the loss of
topsoil.

¢) — d) Less Than Significant Impact. The primary geotechnical concern is the potential for
disturbance of the soil during demolition of the existing structures and removal of the septic
system. A program of remedial grading is recommended to recompact soils disturbed -during
demolition and to increase the density of the loose soils within the foundation bearing zone.
Such grading and compaction will be done in accordance with current California Building Code
(CBC) requirements, and therefore, does not rise to the level of “mitigation” for the purposes of
this environmental review. On- or off-site landslide potential, lateral spreading, subsidence,
liquefaction or collapse are not concerns for this project. The soils at the boring locations are
non-plastic and therefore should have a low expansion potential. Measures other than moistening
and compacting the soil are not considered necessary. Therefore the project will have a less than
significant impact on unstable soils.

e) Less Than Significant Impact. As introduced in the Project Description, the project site has
had problematic and historically failing septic systems. Present Monterey County Code for
sizing septic systems would restrict a 4.6 acre project site to serving no more than 4 single-
family households. The site presently serves 186+/- persons and the soils, septic system
components and leach areas are not serving such a large population well The on-site septic
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system is to be abandoned and a sewer force main will be installed to-connect the Camphora
Apartment complex to the City of Soledad sewer system. An existing sewer from the Soledad
Prison complex north of the property runs southward along the west side of Highway 101 and
then connects to the City of Soledad system. The project will install :a connection to that sewer
line by tunneling under McCoy Road and Highway 101. In this manner, the project proposes to
alleviate a chronic issue with the soils of the project site, as septic treatment systems will no
longer be used. Therefore the project will have a less than significant impact on soils incapable
of adequately supporting the use of septic tanks or alternate alternative wastewater disposal
systems.

. ‘GREENHOUSE GAS EMISSIONS Less Than

Significant
Potentially With Less Than
Significant  Mitigation Significant No
‘Would the project: Impact Incorporated Impact Impact

a) Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the g 1 2 ]
environment? (Source: 1,6,10,20) '

b) -Conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of ] 1 X ]
greenhouse gases? (Source: 1,6,10,20)

Discussion/Conclusion/Mitigation:

a) — b) Less than Significant Impact. The project is the replacement of existing residential units.
The project’s air quality impacts have been analyzed by staff through the California Emissions
Estimator Model (CalEEMod) and data has been presented in the Air Quality Section above.
None of the criteria air quality pollutants for the construction and operational phases will be
exceeded by implementation of the project (See Section VI.3). The project includes a full
complement of new landscaping including the planting of 55+ mixed hardwood and other trees,
an attempt to be “off-the grid” for electricity production with the incorporation of photovoltaic
solar panels above the carports, and the project proponents intend to construct the project to meet
a LEED Gold level or higher. In this manner, the project’s contributions to Greenhouse Gas
Emissions are considered less than significant.
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8. ‘HAZARDS AND HAZARDOUS MATERIALS Less Than

Significant
“Potentially With Less Than
Significant ~ Mitigation  Significant No
‘Would the project: Impact Incorporated Impact Impact

a) Create a significant hazard to the public or the
environment through the routine transport, use, or ] ] X O
disposal of hazardous materials? (Source: 1,6,12)

b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset and Im m X n
accident conditions involving the release of hazardous i
materials into the environment? (Source: 1,6,12)

¢) Emit hazardous emissions or handle hazardous or

-acutely hazardous materials, substances, or waste within ] [ 0 =
one-quarter mile of an existing or proposed school? ‘ : =
(Source:1,5,7)

d) Belocated ona site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as atesult, -4 ] O X
‘would it create a significant hazard to the public or the
environment? (Source: 1,6,12,21)

e) For aproject located within an airport land use plan or,
where such a plan has not been adopted, withintwo .
miles of a public airport or public use airport, would the [l ] X |
project result in a safety hazard for people residing or
working in the project area? (Source:1,2,5,7)

f) For a project within the vicinity of a private airstrip,
would the project result in a safety hazard for people ] [ K 0
residing or working in the project area? (Source: :
1,2,5,7)

g) Impair implementation of or physically interfere with an » 3
adopted emergency response plan or emergency [ L] X [N |
evacuation plan? (Source:1,2,6,7) |

h) Expose people or-structures to a significant risk of loss,
injury or death involving wildland fires, including
where wildlands-are adjacent to urbanized areas or 1 Il = 1
where residences are intermixed with wildlands?
(Source:1,2,6,7)

Discussion/Conclusion/Mitigation:

Due to the age and history of the existing facilities, there are remnants of past agricultural and
building practices that are no longer used and have been long discontinued due to human and
environmental health concerns. DDT and other organochlorine pesticides have not been used in
decades for agricultural applications, and lead paint and asbestos are no longer allowed to be
used in residential applications. Additionally, there are naturally occurring -arsenic levels at the
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site that exceed present RWQCB Environmental Screening Levels. The applicant has prepared
several reports carefully evaluating potential hazards and ‘hazardous materials at the project site:

.« Phase I Soil Analysis. Phase I Environmental Site Assessment, Camphora Labor Camp,
32101 McCoy Road, Soledad, California. Prepared by Earth Systems Pacific, dated July
10, 2009. :

e Additional Phase II Pesticide Testing, Camphora Apartmenté, 32101 McCoy Road,
Soledad, California. Prepared by Earth Systems Pacific, dated May 16, 2011.

o Phase II Addendum - Arsenic, Camphora Apartments 32101 McCoy Road, Soledad,
California. Prepared by Earth Systems Pacific, dated August 16, 2011.

Each of these reports and the conclusions within were reviewed by the California Department of

Toxic Substance Control (DTSC), who tesponded with a letter to Mr. Seth Capron, Senior

Project Manager, South County Housing Corporation, dated August 18, 2011. These reports and

the conclusions and recommendations of the California Department of Toxic Substance Control
will be discussed further below.

a) Less Than Significant Impact. The project is the demolition of existing deteriorating
residential structures and Teplacement with the same number of modemn garden apartments.
While there are concerns and precautions to be made during the construction process ‘as
described herein, there will be no new creation of significant hazards to the public, nor the
introduction of Toutine transport, use or disposal of hazardous materials produced on site.
Therefore the project will have a less than significant mmpact on the ‘public due to routine
transport, use or disposal of hazardous materials. '

b) Less Than Significant Impact. As described in the Project Description and above, there is the
potential of releasing several materials known to be hazardous during the construction processes.
This section will address: organochlorine pesticides, lead (paint), -asbestos, .and naturally
occurring arsenic.

The organochlorine pesticides DDE, DDT and Dieldrin.

The organochlorine pesticides DDE, DDT and Dieldrin were detected on the Site. Dieldrin,
endrin and taxophene were detected on the site at levels above the California Human Health
Screening Level (CHHSL) thresholds. The elevated levels are concentrated within the upper foot
of soil at the site with impacts to a depth of about 2 feet at a particular sampling location (S-8).
Using the California Department of Toxic Substances Control’s Hazard-Risk Calculator (Cal
EPA 2005) for DDE, DDT and dieldrin, the residential carcinogenic risk is 2.03 with dieldrin
being the risk driver. A risk-index value greater than one indicates that the cancer risk exceeds
one in one million if no remedial action is performed.

According to Mark E. Piros, P.E. Unit Chief — South Bay Counties Brownfields and
Environmental Restoration Program of the CDTSC, “The risk from dieldrin, DDE and DDT in
site soil ... is within the acceptable risk range as prescribed by the U:S. EPA and used by
DTSC.” Toxicity measurements were applied to measurements of soil materials from the upper
one foot of soil at the site. The Monterey County Monterey Health Department, Division of
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Environmental Health, Hazardous Materials Management Services also concluded that the
toxicological assessment conducted by the State Department of Toxic Substance Control (DTSC)
determined that the concentrations of these contaminants are within the acceptable risk range as
prescribed by the USEPA and DTSC. Therefore, no significant hazard to the public or the
environment exists pertaining to these materials and that the addition of mitigation measures has
been determined not necessary. In this manner of the existing readings being within standards
accepted by the US EPA, State of California and Monterey County Health Department, there is.a
less than signiﬁ_cant impact to the public or environment for this criterion.

Lead Paint and Asbestos

To address the potential discovery and resolution of lead paint and asbestos during demolition of
this aging farm worker housing facility, the following conditions -of approval can and will be
.applied to the project. As the remediation of these materials are addressed sufficiently under
present laws and codes, they do not rise to the level of being mitigation measures.

Lead Paint - If, during demolition of the existing on-site residence, paint is separated
from the building material (e.g. chemically or physically), the paint waste shall be
evaluated independently from the building material by a qualified hazardous materials
inspector to determine its proper management. All hazardous materials shall be handled
and disposed in ‘accordance with local, state and federal regulations. According to the
Department of Toxic Substances Control (DTSC), if paint is not removed from the
‘building material during demolition (and is not chipping or peeling), the material can be
disposed of as construction debris (a non-hazardous waste). The landfill operator.shall be
contacted prior to disposal of building material debris to determine any specific
requirements the landfill may have regarding the disposal of lead-based paint materials.
The disposal of demolition debris shall comply with any such requirements.

Asbestos - Prior to the demolition of existing structures, the structures shall be sampled as
part of an asbestos survey in compliance‘ with the National Emission Standards for
Hazardous Air Pollutants (NESHAP). If .asbestos is found, asbestos-related work,
including demolition, involving 100 square feet or more of asbestos containing materials
(ACMs) shall be performed by a licensed asbestos abatement contractor under the
supervision of a certified asbestos consultant and asbestos shall be removed and disposed
of in compliance with applicable state laws. Regardless of whether -asbestos is identified
in any building, prior to demolition the Air Pollution Control District (APCD) shall be
notified and an APCD Notification of Demolition .and Renovation Checklist shall be
submitted to both APCD and the RMA — Planning Department.

Complying with local, state and federal regulations in the manner described in the two
conditions of approval above that will be applied to the project will assure a less than s1gmﬁcant
environmental effect for potential exposure to lead paint and asbestos.

Arsenic

There are naturally occurring Arsenic levels at the site that exceed present Regional Water
Quality Control Board (RWQCB) Environmental Screening Levels and California Human
Health Screening Levels (CHHSL). According to the letter to Mr. Seth Capron, Senior Project
Manager, South County Housing Corporation from the California Department of Toxic
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Substance -Control, dated August 18, 2011, “the range of arsenic detected in soil samples
collected at the site was 1.7 to 4.7 milligrams per kilogram (mg/kg). The Phase II Addendum
Report concludes these detections can be attributed to naturally-occurring concentrations of
arsenic. DTSC agrees that the detected arsenic is within the range of naturally occurring
concentrations.”

As the California Department of Toxic Substance Control concludes that, “no further action is
required at the site,” the potential impact of exposure to naturally-occurring arsenic has been
determined to be less than significant.

c) No Impact. The Project is not within one-quarter mile of an existing or proposed school and as
a residential land use, is not expected to emit hazardous emissions or handle hazardous or
acutely hazardous materials. Therefore the project will have a less than significant impact to
schools in this manner.

d) No Impact. Accessing the California Department of Toxic Substance Control website
(EnviroStor June 4, 2012), (bttp:/www.envirostor.dtsc.ca.gov/public/) the project site is not a
listed hazardous materials site in Monterey County. The CDTSC acknowledges that an
evaluation was conducted (as described herein) and that, “Row crops were grown and .a labor
camp was located on the site in the past. At the time the Phase T Environmental Site Assessment
was performed, there were six occupied multi-residential structures on the site. Development of
the site as a multi-family apartment complex was planned at the time DTSC issued the no further
action letter.” Therefore the project will have a less than significant impact to the public or the
environment for potential exposure to listed hazardous materials site in Monterey County.

e) — f) Less Than Significant Impact. Referencing Monterey County GIS -data for Monterey
County reveals that no public or special use airports are within two miles of the Camphora
Apartment Replacement project site, and therefore no public safety hazard is assumed as related
to the project’s vicinity to public or special use airports. While private airstrips in the Salinas
Valley serve to support agricultural production in the Valley, no private airstrips have been
identified in the vicinity of the project site. Therefore the project will have a less than significant
impact to public safety in this manner.

g) —h) Less Than Significant Impact. The project is the replacement of existing residential units
with the same number of units in the same location and is considered urban and not adjacent to
wildlands. No conflict or interference with emergency response plans-or emergency evacuation
plans is anticipated. The project site is not located within a State Responsibility Area (SRA) fire
hazard zone, but is within the Mission Soledad Rural Fire Protection District. Development
review comments received from the Fire Department offer a condition of approval that the
project’s water system not only meet drinking water demands but meet the requirements for fire
suppression. Therefore the project will have a less than significant impact to emergency
response plans, and will no expose people or structures to wildland fire risks.
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HYDROLOGY AND WATER QUALITY

Would the project:

a)

b)

d)

:C)

2

h)

)

Violate any water quality standards or waste discharge
requirements? (Source: 1,6,16)

Substantially. deplete groundwater supplies or interfere
substantially with groundwater recharge such that there
would be a net deficit in-aquifer volume or .a lowering
of the local groundwater table level (e.g., the’
production rate of pre-existing nearby wells would
drop to a level which-would not support existing land
uses or planned uses for which permits have been
granted)? (Source: 1,6)

Substantially alter the existing drainage pattern of the
site or .area, including through the alteration of the
course of a stream or river, in 2 manner which would
result in substantial erosion or siltation on- or off-site?
(Source: 1,5,7)

Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the
course of .a stream or river, or substantially increase the
rate or amount of surface runoff in a manner which
would result in flooding on- or off-site? (Source:
1,5:6,7)

‘Create or contribute runoff-water which would exceed

the capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of
polluted runoff? (Source: 1,5,6,7)

Otherwise substantially degrade water quality?
(Source: 1,5,6,7,16)

Place housing within a 100-year flood hazard area as
‘mapped on.a federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation
map? (Source: 1,2,5,6,7) '

Place within a 100-year flood hazard area structures
which would impede or redirect flood flows? (Source:
1,2,5,6,7) '

Expose people or structures to a significant risk of loss,
injury or.death involving flooding, including flooding
as a result of the failure of a levee or dam? (Source:
1,2,5,6,7)

Inundation by seiche, tsunami, or mudflow? (Source:
1,2,7)
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Discussion/Conclusion/Mitigation:

a) Less Than Significant Impact. The project is not expected to violate any water quality
standards or waste discharge requirements, in that-it is the redevelopment of an existing facility
to meet modern housing and building and safety codes, including connecting the apartment
complex to a formal sewer system and cleaning up and removing the existing septic treatment
areas and facilities. The Monterey County Water Resources Agency will be requiring a
stormwater detention plan to address on-site and off-site impacts. The plan will include detention
facilities to attenuate the impact of impervious surface stormwater runoff. Best management
practices will be incorporated into construction activities to attenuate unintended run-off. In this
manner the project will have a less than significant impact to water quality standards or waste
discharge requirements. Therefore the project will have a less than significant impact to water
quality and waste discharge requirements. '

b) Less Than Significant Tmpact. The existing well on the property will continue to serve the
residents. The well was drilled in 1996 to.a depth of 690 feet, yields an estimated 500 gallons per

minute and meets current drinking water standards. In this manner, the project is not expected to

substantially deplete groundwater supplies or interfere substantially with groundwater recharge
such that there would be a net deficit in aquifer volume or a lowering of the local groundwater
table level in that the service level and draw meeded from this well will still serve the same
number of residential units. Therefore the project will have a less than significant impact on
depletion of groundwater supplies.

¢) — d) Less Than Significant Impact. The project will not substantially alter the existing
drainage pattern of the site in a manner that would result in substantial erosion or siltation on- or
offsite or substantially increase the rate or amount of surface run-off in a manner that would
result in flooding on- or off-site., in that the project area is in a flat area of the Salinas Valley and
no substantial grading is to.occur changing contours or surface flow directions or generally
increasing erosion. No stream channels or river courses will be affected by the redevelopment of
this site. A landscaped berm will be incorporated into the western frontage of the project site that
may affect some flows and drainage, but this is not considered to be significant. Therefore the
project will have a less than significant impact on existing drainage patterns of the site or area.

e) Less Than Significant Impact. The project will not substantially create or contribute runoff
water which would exceed the capacity of existing or planned stormwater drainage systems or

provide substantial additional sources of polluted runoff, in that the Water Resources Agency has

required a stormwater detention plan to address on-site and off-site impacts, so that such impacts
do not occur. The plan will include detention facilities to attenuate the impact of impervious
surface stormwater runoff .and will include oil/grit separators for paved parking areas. The
applicant will also be required to provide certification from a registered civil engineer or
licensed contractor that stormwater detention facilities have been constructed in accordance with
the approved drainage plan. Therefore the project will have a less than significant impact on the
creation or.contribution of runoff. '

f) Less Than Significant Impact. The project will not substantially degrade water quality, in that
the Monterey County Environmental Health Bureau is requiring that water system improvements
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meet the standards as found in Titles 17 and 22 of the California Code of Regulations and as
found in the Residential Water Supply Standards. Additionally, the existing onsite wastewater
treatment system (OWTS) will be demolished or abandoned pursuant to the standards found in
‘Monterey ‘County ‘Code (MCC), Chapter 15.20.090. In this manner the project ‘will not
substantially .degrade water quallty Therefore the project will have a less than s1gmﬁcant

impact on water quality.

g) - h) No Impact. Drawing from Geographical Information System maps
prepared by the County of Monterey included in the 2010 General Plan, the
project would not place housing within a 100-year flood hazard area, nor
place structures within a 100-year flood hazard area which would impede or
redirect flood flows. Therefore the project will have a less than significant
impact regarding these criteria.

100-year Flood
Hazard Area
indicated in
shaded areas
west of the site
Tunning in a
north west to
‘southeast
direction.

i) Less Than Slgmﬁcant Impact. While proximate to areas that may become inundated as a Tesult
of dam failure, the project site, agriculture fields and developments on ‘the east side of US

Highway 101 in this vicinity -are not modeled
to be subject to significant risk of loss, injury
or death involving flooding, including flooding
as a result of the fajlure of a levee or dam.
Therefore the project will have a less than
significant impact regarding this criterion.

j) No Impact. The project site and location in
the central portion of the Salinas Valley do not
expose it to inundation by seiche, tsunami, or
mudflow. Therefore the project will have no

these criteria.
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10. LAND USE AND PLANNING Less Than

Significant
Potentially - With Less Than
Significant ~ Mitigation Significant - No
‘Would the project: Impact Incorporated Impact Impact
a) Physically divide an established community? (Source: u ] X n

1,2,3;5,18)

b) Conflict with any -applicable land use plan, policy, or
Tegulation of an agency with jurisdiction over the
project (including, but not limited to the general plan,
specific plan, local coastal program, or zoning | O X O
ordinance) adopted for the purpose of avoiding or ’ '
mitigating an  environmental  effect?  (Source:

1,2,3,4,6,16)
c) Conflict with any applicable habitat conservation plan
or natural community conservation plan? (Source: ] ] ] X

1,5,7,19,23)

Discussion/Conclusion/Mitigation: -

a) Less than Significant Impact: The project is the demolition and reconstruction of a long-
standing residential complex housing approximately 185 persons among 44 units. The potential
for permanent displacement and division of this community could be considered potentially
significant — yet the applicant, South County Housing Corporation has built into their project a
formal Relocation Plan (Reference 18) whose intent and purpose isto retain as many qualifying
residents as possible. :

The Relocation Plan provides for Moving Expense Payments and Temporary Relocation
Expenses where housing costs will be limited to their current rent plus utilities. “South County
Housing will pay any increased costs for housing directly to the prearranged temporary landlord.
Due to the temporary nature of these moves accommodations will also be made for storage of
personal property, if necessary. If a household does not return to the Camphora Apartments upon
notification of an available unit, any rental or relocation assistance will be terminated.”

From the Relbcation Plan prepared by Auto Temp for South County Housing (SCH):

As a result of the Project, based upon available information, SCH anticipates that all but
five of the existing households will be temporarily displaced, to allow reconstruction to
occur in an orderly and safe manner. Five of the households have not participated in the
interview process and are presumed to be over income to remain on site and will
potentially be permanently displaced.

This Plan sets forth policies and procedures which would be necessary to conform to
statutes and regulations established by the Federal, Uniform Relocation Act (46 U.S.C. §
4600 et seq.), its implementing regulations (49 C.F.R.) Part 24); and, the California
Relocation Assistance Law, California Government Code Section 7260 et seq (the
“CRAL”) and the California Relocation Assistance and Real Property Acquisition
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Guidelines, Title 25, California Code of Regulations, Chapter 6, Section 6000 et seq. (the
"Guidelines") for residential displacements and the funding agencies’ own rules and
regulations.

Currently, there are 185 residents on site, of which 66 are under the age of 18. Most
households with children expressed a desire to remain in the current school district
during their temporary displacement. Nine households rely upon public transportation,
while 13 households requested to remain in close proximity to doctors and medical
facilities.

The standard housing density utilized provides for two (2) persons per bedroom and one
person in a common living area for tenant occupied units although, this can be adjusted to
include two persons in the common living area. If a family’s size is above or below these
standards, then those families would be referred 1o appropnate sized housing, if
available. Currently, thirteen households are considered “over-crowded”, and the newly
constructed ‘units, which include three bedroom units, will be able to accommodate the
larger households.

~ Relocation activities will consider individual household needs to be close to public
transportation, employment, schools, public/social services and agencies, recreational
services, parks, community centers, or shopping.

Relocation Assistance information and assistance will be provided in the primary
language of the displaced occupants, in order to assure that all displaced occupants obtain
a complete understandlng of the relocation plan and ellg1ble beneﬁts

In this manner of the applicant complying with state laws regarding the potential of
displacements of persons and the potential to divide and established cormunity, the applicant’s
proposed Relocation Plan provides for the current residents to maintain -and continue in their
community. In this manner this potential impact is considered to be less than significant.

b) Less Than Significant Impact. The project will not conflict with any applicable land use plan,

policy, or regulation of an agency with jurisdiction over the project adopted for the purpose of
avoiding or mitigating an environmental effect. The following table has been assembled from the
applicable policies of the 2010 General Plan to demonstrate the project’s consistency with the
policies and regulations.

GPU Goals and Text of GPU Goals and Policies Review of project consistency
Policy Numbers

GOAL LU-1
PROMOTE APPROPRIATE AND ORDERLY GROWTH AND DEVELOPMENT WHILE
PROTECTING DESIRABLE EXISTING LAND USES.

LU 1.7 Clustering of residential development to-.those | The project is the redevelopment of an
portions of the property which are most suitable | existing 44 residential units on a parcel
for - development and where appropriate | less than 5 acres in area. While the site
infrastructure to support that development | has been wused for concentrated
exists or can be provided shall be strongly | residential living for decades, this
encouraged. Lot line adjustments among four | housing Replacement Project will make
lots or fewer, or the Te-subdivision of more than | the site and living conditions more
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-GPU Goals.and
Policy Numbers

Text of GPU Goals:and Policies

Review of project consistency

-allowed pursuant to this

four contiguous lots of record that .do not
increase the total number of lots, may be
policy  without
requirement of a general plan-amendment.

“suitable.” Water and transportation
infrastructure are present and sewer
service will be provided by .a connection
to the City of Soledad sewer service and
through a LAFCO action.

LU-1.11

Development proposals shall_be consistent with
the General Plan Land Use Map designation of
the subject property and the policies of this
plan.

The 2010 General Plan designates the
property as Farmland. The General Plan
also provides that Affordable Housing
Overlays (AHO) may be proposed by
-applicants.

If a property meets all of the suitability
criteria, the property owner may
voluntarily choose to develop -an
Affordable Housing Overlay project,
rather than a use otherwise allowed by
the underlying land use designation. See
discussion below for Policy 2.11. With
an AHO designation applied to the
property, and development according to
the proposal provided by the applicant,
the project will be consistent with the
policies of the Plan.

LU-1.12

Structures.in electrical transmission corridors or
rights-of-way shall be prohibited

An electrical transmission line presently
runs through the property in-a northwest
to southeast -direction. New structures
have been sited to not be directly under
these transmission lines and to meet the
-setback needs of the ufility.

LU-1.18

If the standards in this General Plan render a
legal lot of record substandard in size, the
substandard size of the parcel shall not by itself
render the parcel a legal nonconforming use.
Any proposed expansion, -enlargement,
extension, or intensification of uses on-sucha
lot shall not be prohibited due to its substandard
size unless there are overriding public health
impacts. Development of the lot shall comply
with all other policies, standards and designated
land use requirements of this Plan.

The 4.6 acre parcel is zoned F/40 -and
maintains the legal, but non-conforming
Camphora  Housing  Development.
Standards for this F/40 district most
appropriately provide for farming
operations and relatively large parcels
and become complicated for smaller
parcels that have relatively greater lot
coverage needs. While this policy would
not necessarily prohibit the “extension™
of non-conforming uses on such a small
lot, the applicant’s proposal to develop
consistent with the parameters of the
AHO designations described in the
General- Plan - will  allow the
redevelopment of the lot to comply with
additional policies, standards and
designated land use requirements of this
Plan, and become a legal and conforming
development. See discussion of the
Affordable /  Workforce  Housing
Program below.

10U-1.19

Community Areas, Rural Cenfers and

The Applicant has proposed that an
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GPU Goals and
‘Policy Numbers

‘Text of GPU: Goals.and Policies

Review of project consistency

Affordable Housing Overlay districts are the
top -priority for development in the
unincorporated areas of the County. Outside of
those areas, a Development Evaluation System
shall be established to provide -a systematic,
consistent, predictable,.and quantitative method
for decision-makers to evaluate developments
of five or more lots or umits.and developments
of equivalent or greater traffic, water, or
wastewater intensity...... .

Affordable Housing ‘Overlay (AHO) be
applied to this property and has proposed
a .development consistent with and-
exceeding ~ the .affordability and

_suitability criteria for such developments.

In Policy LU-1.19, the General Plan
treats AHOs equally to Community
Areas and Rural Centers as being .a
priority for development in
unincorporated areas. In this manner, the
project is not subject to the Development
Evaluation System required of LU-1:19.
The criteria and ‘thresholds for an
existing or proposed designation of .an
AHO are clarified in the Affordable /
Workforce Housing program of TU-2.11
below.

LU-1.20

Residential development within unincorporated

Monterey County shall be limited to.area build- -

out. Area build-out means specific land
use/density designations as mapped in the area
plans and.adopted .as part of this*General Plan.
The Resource Management Agency shall
develop a tracking system for build-out by
Planning Area and shall present an annual
report before the Planning Commission.

term

As stated - above, the - property is
designated as F/40 .and the development
standards within that designation apply
well to large lot farming .activities. The |
“build-out” is  relatively

incongruous with -a discussion of |
agricultural and ‘farmland uses-as F/40 it

is not a district intended for residential
development — only those residential

‘units that would support and enhance the

use of prime, productive -and unique
farmlands. F/40 allows: single family
dwellings, not exceeding four accessory
to the agricultural wuse; licensed

_residential care homes; and farm worker/

employee housing facilities — yet parcel
sizes can range from less than one acre to
thousands of acres. The redevelopment
of 44 residential units on this less than 5
acre site will not contribute additional
residential density -as at least 44 units
have existed on this site for decades.

GOAL LU—Z

{ ENCOURAGE RESIDENTIAL DEVELOPMENT OF VARIOUS TYPES AND DENSITIES FOR ALL
INCOME LEVELS IN AREAS WHERE SUCH DEVELOPMENT WOULD BE ACCESSIBLE TO
MAJOR EMPLOYMENT CENTERS AND WHERE ADEQUATE PUBLIC SERVICES AND
FACILITIES EXIST OR MAY BE PROVIDED. :

LU-2.1

Sufficient sites for housing shall be designated,
including rental housing, factory built housing
and mobile homes, to make adequate provision
for the :existing and projected needs of all
economic segments of the community.

This policy relates more to where new
housing sites should be located in the
County. The redevelopment of this site
for a very low and low income
demographic does though provide for an
existing .and projected (continuing) need
1o provide such housing opportunity.

LU-2.2

Residential development shall be limited in
areas that are unsuited for more intensive
development due to physical hazards and

Reuse and redevelopment of the present
site should not be limited here for need
of protecting natural resources, .avoiding
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GPU Goals and
Policy Numbers

Text of GPU Goals-and Policies

‘Review of project consistency

development constraints, .the need to protect
natural resources, or the lack of public services
and facilities.

physical hazards and constraints or for -

lack of public services. Having been
intensely used for decades for
farmworker housing at this same density,
the site is suited for this “intensive”
developmient”.  The wprovision of
additional public services, such as the
connection to the Soledad -sewage
treatment system, and the removal of
aged and failing onsite septic systems
further protect the residents as well as
adjacent farmiand and agricultural
resources.

LU-23

High density residential areas shall be
designated closest to urban areas, in community
areas, rural centers or existing unincorporated
communities.

This policy relates more to where new
high density housing sites should be
located in the County. Projects that meet

-the criteria for -establishment of .an

Affordable Housing Overlay are'treated
equally under the 2010 General Plan as
Community areas and Rural Centers.
While certainly not an “urban” setting,

the project is and will be rebuilt to a

density -exceeding 9.5 units to the acre.
And while the project is still to be served
by an on-site high producing water well
instead of an municipal water system, the
project’s tie-in to Soledad’s sewage
treatment system is a good utilization .of
its proximity to the urban services

afforded by the City of Soledad.

LU-24

| Areas designated for residential use shall be

located with convenient access to employment,
shopping, recreation, and transportation.
Higher density residential areas should be
located with convenient.access to public transit.

The site is not presently designated for |

residential use but with the AHO will be.
As the site is to continue to serve farm
workers, the site does maintain
convenient access to employment and is
quickly accessible to Highway 101. The
site has been designed in consideration of
farm worker buses being able to easily
enter and drive through and pick up
employees. The nearest shopping
opportunity will remain the City of
Soledad.

LU-2.8

The County shall designate and establish
regulations for an Agricultural
Buffer/conservation easement (AB) designation

to protect. the existing agricultural operation

(see Policy AG-1.2 for buffer criteria).

See below..

AG-12

The County shall require that well-defined
buffer areas be provided as partial
mitigation for npew  non-agricultural
development proposals that are located
- adjacent to agricultural land uses on farm
lands designated as Prime, of Statewide

The site presently has relatively no
agriculture buffer and does 1ot maintain
a conservation easement for this purpose.
The 4.6 acre residentially developed site
is not considered Prime Farmland, of
Statewide Importance, Unique, or of

Camphora Apartments Replacement - Initial Study

PLN100446

Page 38
rev. 09/06/2011

Exhibit 1=
Page_F 3of 63 Pages




‘GPU:Goals:and
Policy Numbers

Text.of GPU Goals:and Policies

Review.of project consistency

Importance, Unique, or Local Importance.

| -a. Criteria. The following criteria shall be

used to establish agricultural buffers to

protect ~current and  Teasonably

foreseeable future agricultural
operations:

1. The type of non-agricultural use
proposed, site conditions and

_ anticipated agricultural practices.

2. Weather  patterns, crop type,
machinery and pesticide use,
existence of topographical features,
trees and . shrubs, and possible
development of landscape berms to

separate the mnon-agricultural use -

from the existing agricultural use.
b. Buffers. Buffers and/or easements shall
be:

1. Designed to - comply with
applicable state and local laws
regulating -school buffers, pesticide
buffers, and other controls.

2. Provided onthe land designated for
the proposed new use and not on
the .adjacent agricultural land
unless by mutual agreement
between the two landowners.
Buffer maintenance will be the
responsibility of the underlying fee
title owner-and shall be enforceable
by the County of Monterey.

3. Designed to be used for the
purposes and manner described in
‘this policy and for mno other
purposes unless agreed to by
abutting . landowners.  Drainage,
shading, vegetation, and erosion
control shall be made beneficial to
the adjacent agricultural use.

In circumstances in which :a buffer is not

meant to be permanent, it will be
terminated once the underlying -agricultural
purpose for the buffer no longer exists.
The Agricultural Advisory Committee shall
review and make rtecommendations on
establishment of, and changes to, buffer
zones.

Local Tmportance — although neighboring
wvineyard properties to the northeast.and
southeast  are considered  Prime
Farmland.

The mnew project sets residential
structures and the community building
back into the property 75-90 feet from
property lines. Within this 75-90 foot
wide .area is the circular drive path
through the site, the pedestrian pathways,
landscaping and tree plantings, water
storage ‘tanks, carports with solar arrays,
and new perimeter fencing.

The Camphora Apartment Replacement
project ‘has been designed to assure that
drainage, shading,  vegetation /
landscaping, and erosion control will not
impact - or compromise -adjacent
agricultural uses. :

In discussing the plan with the Monterey
County Agricultural Commissioners
Office, they found the 75-90 foot wide
agricultural buffer proposal to be :an
improvement over the present Camphora
Apartment configuration which = has
structures 15 to 22 feet from property
lines: The Agriculturdl Commissioners
office indicated that the proposal was in
keeping with the intent and purposes of -
agricultural buffers as provided for in the
Plan

It is apparent that after five decades of
this site being used for Ttesidential
purposes that the clear demarcation and
fencing of the residential property from
the adjacent vineyards ‘has mot
deteriorated or.compromised the adjacent
agricultural practices. The continued use
of this site by virtually the same residents
and with new perimeter fencing should
not change this relationship.

Affordable/Workforce Housing Program

LU-2.11

The County shall encourage the development of | The County has not yet developed the
affordable and workforce housing projects | Affordable Housing Overlay Program
through the establishment of an Affordable | since adoption of the General Plan
Housing Overlay Program, based on the | October 2010, yet this project has been
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GPU Goals.and
Policy Numbers

‘Text-of GPU Goals and Policies

Review of project consistency

following parameters.

submitted for review and processing.

a. The following areas shall be deswuated as-
Affordable Housing Overlay (AHO)
Districts: (1)-(5)

This ‘is not applicable as the legal but
non-conforming farmworker housing
complex .already exists outside of one-of
the five districts indicated in the GP. The
applicant is Tequesting to newly place an
AHO district over .the Camphora
Apartment site to make it Jegal and
conforming to code.

“b. Properties shall meet the following suitability

criteria in order to be eligible for the
Affordable Housing Overlay Program:

(1) The property is located within an
Affordable Housing Overlay (AHO)
District;

The applicant is requesting to mewly
place.an AHO district over the Camphora
Apartment site.

(2) Development within the Affordable
Housing Overlay District shall be
approved on.a project-by-project basis
and achieve the following levels of
affordability (plus or minus 1%):

* 10% Very Low
e 15%Low
& 15% Moderate
o 20% Workforce I, and
e 40% Workforce II.

Individual projects may increase the
percentage of Very Low, Low and
Moderate income categories by
reducing the percentage of Workforce I
or ‘Workforce T income levels. A
project may be allowed to replace up to
25% of the Workforce I housing
allocation with market-rate units if one
or more of the following criteria are
met:

i) the County has identified a different
mix of levels mneeded for
affordable housing in the local
area;

ii) special economic factors, such as
land cost or infrastructure
upgrades, affect the cost of
development within the local area;

iii) the applicant proposes to
accommodate at least 15% farm
worker housing.

‘| 'The Camphora Apartment Replacement
Project will be providing 100% Farm-

worker (and related family) housing.

'+ The project is consistent with the

minimum percentages listed to the left as
developers are .allowed 1o increase the
percentage of Very Low, Low -and
Moderate income categories by reducing
the percentage of Workforce I or
Workforce II income levels. The

‘increase -of these very low and low

income levels serves the -housing needs
of farm workers.

While the applicant, who proposes to
provide much more than 15% farm
‘worker housing units under item iii),
may request to provide some market rate
units, it is staff’s understanding that the
applicant’s funding sources require South
County Housing to make this 100%
-affordable to farm workers. Such a
project, not constrained by these funding
source requirements could though
provide .an alternative combination of
affordability and still meet the
requirements.

3) Mixed use development that combines
residential with commercial uses shall be
encouraged to tie in with surrounding
commercial and residential land uses. A
mix of housing types shall be provided on

This is not a mixed use development.

The site is less than 5 acres in area and a
single housing type (for-rent apartments)
is proposed.

sites in excess of 5 acres, i.e., at least two
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‘GPU Goals and

Text of GPU:Goals.and Policies

Review of project consistency

Policy Numbers

-product types, such as for-rent apartments,
for-rent townhomes, ownership
townhomes, or ownership single family
homes. On sites of less than 5 acres, a
single housing type may be allowed. The

mix of housing types and designs shall be’

sensitive to neighboring uses.

c. If a property .meets all of the suitability
criteria in “b”, -above, the property owner
may voluntarily choose to develop -an
Affordable Housing Overlay project, rather
than @ use otherwise -allowed by the
underlying land use designation.

The Applicant’s project meets and
exceeds the (income) suitability criteria
1n (b) above and has proposed to develop
-a voluntary AHO project.

By meeting the criteria and requesting
the AHO designation, this will allow the
applicant to supplement the underlying
allowances of the F/40 District with .an
Affordable Housing Overlay Project. In
this manner the resulting 44 umit
Farmworker Housing project will be
legal .and conforming to the new F/40-
AHO district to be -applied to this 4.6
acre parcel. ' ’

d. The minimum density for an Affordable
Housing Overlay project shail be 6 units per
acre, up to a maximum of 30 units per acre.
An average density of 10 units per acre or
higher shall be provided. The maximum lot
size for detached single-family affordable
units shall be 5,000 square feet.

The property exceeds the minimum
density requirements for an AHO, and is
within the maximum density allowed.

44 units /4.6 acres = 9.56 units per acre.

e. To encourage voluntary participation in the
Affordable Housing Overlay  process, the
County shall provide incentives for
Affordable Housing Overlay projects such as:
€)) Density bonuses;

2 Streamlined permitting process,
including -assigning experienced
staff to such projects, hiring outside
contract planners, plan checkers
and building inspectors (at the cost
of the developer) '

) Waiver or deferral of planning and
building permit fees (but not fees
for, the purpose of financing
infrastructure);

4) Priority allocation of resource
capacity such as water and sewer
over other projects mnot yet
approved.

5) Modified development standards
and grant funding assistance.

The applicant’s project meets the criteria
for a waiver of land use and development
fees under the existing fee ordinance for
the Monterey County RMA Planning
Department. Fees to conduct
environmental review are not subject to
the fee waiver allowance.
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GPU Goals and
Policy Numbers

Text.of GPU Goals and Policies

Review of project consistency

f. Within Commurity Areas, affordable housing
projects meeting the provisions of this
policy may proceed prior to adoption of a

Community Plan and needed regional

infrastructure as long as-all project related
infrastructure . improvements are made
.concurrent with the development.

This project is not within a Community
Plan area.

g. Within Rural Centers, affordable housing
projects meeting the provisions of ‘this
policy may proceed prior to preparation of
an Infrastructure and Financing Study as
long as all project related infrastructure
improvements are made concurrent with the
development.

This project is not within a Rural Center

h. When affordable housing overlay ‘projects
are proposed in Community Areas that are
also designated Redevelopment Areas, :tax
increment may be used from the project area
to finance off-site infrastructure and level of
service -improvements and to subsidize the
Very Low-and Low.income units within the
Affordable Housing Overlay project.

This project is not ‘within a Community
Area and is not in a designated
Redevelopment Area. Redevelopment
Areas .are no longer sanctioned
/empowered by the State of California.

i. The Board of Supervisors shall review the
25% exemption cap for market rate units
(paragraph b.2 above) every two years to
assure that this Affordable Housing Overlay
policy achieves its intended goal of
encouraging developers to voluntarily

This October 2012 will be two yearé
since GP approval

produce Affordable Housing Overlay
projects.

LuU-2.12 Monterey County shall establish a program for | The project does not develop for-sale
retaining affordable housing ‘units. For-sale | units, but it is a proposed project under
housing units with affordability restrictions | the AHO program.
developed within redevelopment project -areas
(Boronda, Castroville, Fort Ord, and Pajaro), | The affordability provisions in State
Community Areas and Rural Centers prior to | Redevelopment law have gone away with
the adoption of their Plans, as well as any | dissolution of Redevelopment Agencies
project developed under the Affordable | February 1,2012.

Housing Overlay Program shall be consistent
with term of affordability provisions in State | According to Jane Barr of the Monterey
Redevelopment law. Rental units shall be deed | County Economic Development
restricted in perpetuity countywide. Department, “the Project is in
conformance with the Affordable
(More to LU-2.12 yet not applicable to rental Housing Overlay. Specifically, it
units) conforms to Section LU-2.12 regarding
the County’s program for retaining
affordable housing units. It .is expected
that the Project will be 100% affordable.
‘The rental units will be deed-restricted
for a term that is comsistent with other
affordable housing funding sources. It is
expected that the term will be for a
. minimum of 55 years.”
LU-2.13 The County shall assure consistent application | Whereas the County must act
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‘Review of project-consistency

GPU Goals-and Text of GPU Goals:and Policies
Policy Numbers
of an Affordable Housing Ordinance ‘that | evenhandedly in requiring new housing
requires 25% of mew housing units be | units created under an Affordable
affordable to very low, low, moderate, and | Housing Ordinance to have 25% of the
workforce income households. The Affordable | units affordable according to the 6%, 6%,
Housing -Ordinance shall include the following | 8% and 5% figures, the applicant has
minimum requirements: proposed a project where :all of the 44
a. 6% of the units affordable to very low- units will be affordable to very low and
income households : low-income farm workers. This greatly
b. 6% of the-units affordable to low-income exceeds the targeted minimums.
‘households '
c. 8% ofthe umits affordable to moderate-
income households
d. 5% of-the units affordable Workforce I
income households
:City Centered Growth
LU-2.14 Work with AMBAG and cities to direct the | The project is not really urban -growth —
' majority of wurban growth .including higher | but it is higher density housing
density housing development into cities and | development ‘according to County
their spheres of influence with an emphasis on | Standards.
| redevelopment and infill. ,
The project is the Te-use of a developed
site between the major developed areas
of the City of Soledad: the city core and
the Correctional Facilities ‘to the north.
Upon approval of LAFCO, the City of
Soledad will provide sewer service to the
Camphora Apartments.
1U-=2.15 Urban Reserve (UR). An Urban Reserve | The Camphora Apartment Complex is
overlay shall be applied in areas where an | approximately 1.3 milesnorth of the City
incorporated City may expand (annex) or | of Soledad Sphere of Influence line and
provide ‘the necessary infrastructure to a | is pot within an Urban Reserve (UR)
proposed project. ‘Growth limits identified in.a | Area.
City’s-adopted general plan and determined to
be consistent with the County’s adopted | While the project does not propose to
General Plan may be included as part of the | expand the City of Soledad’s Sphere of
Urban Reserve area. Expansion of an Urban | Influence, the City of Soledad has
Reserve shall be subject to Policy LU-2.18 and | offered that it Can and Will serve the
may be established through a Memorandum of | project with sewer service. As discussed
Understanding (MOU) between a City and the | within this report, a City sewer
County. Development in an Urban Reserve | connection runs from the Correctional
area shall be determined by the County’s | facilities north of the project and runs
underlying land use designation. The County | southward parallel to Highway 101.
shall .consult with the pertinent City regarding '
projects located within their Urban Reserve.
LU-2.16 Tn coordination with the cities, sufficient land | This policy relates more to where new
: shall be designated to locate new housing as | housing sites should be located in the
close to employment centers as feasible, and to | County. The redevelopment of the long-
minimize  conflicts,  competition, .and | used site though does minimize conflicts,
consurnptive land use patterns. competition, and consumptive land use
patterns.
1U-2.19 The County shall refer :amendments to the | While the project was referred to the City
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‘GPU Goals:and
Policy Numbers

Text of GPU Goals and Policies

Review:of project consistency

General Plan and zoning changes that would

tesult in the creation of new residential,

industrial, -or .commercial areas to the nearest
cities for review and comment.

of ‘Soledad for their review, the project
does not represent .an increase in new
housing units, merely the replacement of

-44 -existing legal but non-conforming

units. The addition of the Affordable
Housing Overlay district (zone change)
has been referred to Soledad for review

.and comment and will serve to have the

resulting development be in conformance
with the Monterey County General Plan
and codes.

-GOAL C-1

ACHIEVE AN ACCEPTABLE LEVEL OF SERVICE BY 2030

C-1.8

.................. From the time of -adoption of
the General Plan until the time of adoption-of a
County Traffic Impact Fee, the County shall
impose .an ad hoc fee on its.applicants based
upon a fair share traffic impact fee study.

The County Traffic Impact Fee is
currently being developed in accordance
with - the General Plan to address
cumulative impacts to the County
roadway system. In this instance, McCoy
Road would be the -County facility of
potential impact. This - project’s. traffic
report did not idenfify cumulative
impacts to the County Roadway system
though; therefore mitigation fees for
cumulative impacts .to the County
roadway system would not be applicable,
according to the Public Works
Department.

C-1.11

In addition to the County Traffic Impact Fee
established in Policy C-1.8, the County shall
require new development to.pay a Regional
Traffic Impact Fee developed collaboratively

between TAMC, the County, and other local

and state agencies to ensure a funding
mechanism  for regional transportation
improvements mitigating Traffic Tier 3
impacts. ' '

The Regional Traffic Impact Fee was
developed to address cumulative impacts
to the regional roadway system, and is
required to be applied to development by
adopted ~ County Ordinance. Such
regional facilities in this case would be
Highway 101 itself and the Camphora
Gloria on- -and off- ramps and overpass.
Pursuant to Monterey County Code
Chapter 12.90 the applicant shall pay the
Regional Development Impact Fee
(RDIF).

C-4.2

All new road and interior circulation systems
shall be designed, developed, and maintained
.according to adopted County- standards or
allowed through specific agreements and plans.

The project site proposes two driveways
for access to the parking areas. Review
of the plan proposed by the applicant
shows conformance to the County’s

‘| parking standards. Adoption of the

development plan proposed,
supplemented by a condition of approval
applied to the project for conformance to
standards will .assure that this Policy is
met. '
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GOAL0§-1

RETAIN THE.CHARACTER AND NATURAL BEAUTY OF MONTEREY COUNTY BY PRESERVING,
‘CONSERVING, AND MAINTAINING UNIQUE PHYSICAL FEATURES, NATURAL RESOURCES,
AND AGRICULTURAL OPERATIONS.

development for which a discretionary permit.is

tequired, and that ‘will use or require the use of

water, shall be prohibited without proof, based
on specific findings and supported by evidence,
that there is a long-term, sustainable water
supply, both in quality and quantity to serve the
development.

This Requirement shall not apply to:

c. development related to agricultural land uses
within Zone 2C of the Salinas Valley
groundwater basin.

0S-1.8 Programs to encourage clustering development | While specific programs to encourage
in rural .and agricultural areas to maximize | clustering development in rural .and
access to infrastructure, -protect prime | agricultural areas have not yet been
agricultural land, and reduce impacts to | developed, the redevelopment of the 44
designated visually sensitive and critical habitat | units on this already impacted 4.6 acre
| areas shall be established. _site does serve to protect prime
agricultural lands, in that no new impacts
to exiting .agricultural areas are
-anticipated. At a .density exceeding 9
units. per acre this project may be
considered to be a clustered
development.
GOAL PS-3
ENSURE THAT NEW DEVELOPMENT IS ASSURED A LONG-TERM SUSTAINABLE WATER
SUPPLY.
PS-3.1 Except as specifically set forth ‘below, new | The project is not necessarily “new”

devélopment in that the existing
condition of the property .includes 44
residential units and the .completed

'project will have an equivalent 44 units.

“Redevelopment” would be a more
appropriate term.

Farmworker Housing is directly related

to the swrrounding agricultural uses.

The project is within Zone 2C of the
Salinas Valley groundwater basin.

Therefore this policy .does not apply to
this project.

Additional Policies-of the Public Service Element direct the County to:

e Create additional criteria and implementation methods, programs and ordinances if

necessary to assure Long-term sustainable water supply for new development. (PS-3.2)
s Create specific criteria to evaluate the adequacy of all new domestic wells. (PS-3.3)

Assess impacts on adjacent wells and in-stream flows for high-capacity wells, including
high-capacity urban and agricultural wells. (PS-3.4)

Disallow construction of wells in known areas of saltwater intrusion. (PS-3.5)

Coordinate and collaborate with all agencies responsible for the management of existing
and new water resources. (PS-3.6)

Develop a program to eliminate overdraft of water basins. (PS-3.7)
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Policies PS-8 through PS-3-15, also give direction to the County as in the above bullets, but
do not necessarily speak to this Farmworker Housing Replacement project.

The project will not conflict with any applicable land use plan, policy, or regulation of an agency
with jurisdiction over the project adopted for the purpose of avoiding or mitigating an
environmental effect. In this manner the project will have.a less than significant effect.

¢) No Impact. Redevelopment of the project site will not conflict with any applicable habitat
conservation plan or natural community conservation plan. In review of the websites of the
California Department of Fish and Game (CDFG) and United States Fish and Wildlife Service
(USFWS) there are no adopted habitat conservation plan or natural community conservation plan
along this portion of the Salinas Valley. There are plans in place to protect Yadon’s piperia
(Piperia yadonii) at Pebble Beach, Yadon’s Piperia and Hooker’s Manzanita at the Presidio of
Monterey and Presidio of Monterey Annex Monterey County, and numerous species at Fort Ord:
smith’s Blue Butterfly, Western snowy plover, California red-legged frog, sand gila, Monterey
spineflower, robust spineflower, black legless lizard and Yadon’s Piperia. In this manner there
will be no impact to these resources or conflicts with adopted plans at the project site.

11, "MINERAL RESOURCES : Less Than

Significant
Potentially With Less Than
Significant Mitigation Significant No
‘Would the project: Impact Incorporated Impact Impact

a) Result in the loss of availability of 2 known mineral
resource that-would be of value to the region and the ] ] ] X
residents of the state? (Source: 1,7)

b) Result in the loss of availability of a locally important
mineral resource recovery site delineated on a local [ [ [ <
general plan, specific plan or other land use plan? '
(Source: 1,2,3,7)

Discussion/Conclusion/Mitigation:

a) — b) No Impact. See Section IV.
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12.  NOISE ' Less Than

Significant
Potentially ‘With - Less Than
‘Significant Mitigation Significant No
Would the project result in: _ Impact Incorporated Impact Impact

.a) Exposure of persons to or generation of noise levels in
excess of standards established in the local general plan O ] ' < 0
or noise ordinance, or applicable standards of other ;
-agencies? (Source: 1,2,15,19)

b) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels? || ] X ]
(Source: 1,2,15,19)

c) A substantial perrﬁanent increase in ambient noise
levels in the project vicinity above levels existing ] ] ] X
without the project? (Source: 1,2,15,19)

d) A substantial temporafy or periodic increase in ambient ] o
noise levels in the project vicinity-above levels existing O L] X O
without the project? (Source: 1,2,15)

€) For a project located within an airport land use plan or,
where such-a plan hasnot been adopted, within two
miles of a public airport or public use airport, would 0 i N X
the project expose people residing or working in the :
project area to excessive noise levels? (Source:
1,2,3,5,7,15)

f) For:a project within the vicinity of a private airstrip,
-would the project-expose pg:ople residing or working in N O N <
the project area to excessive noise levels? (Source:
1,2,3;5,7,15)

Discussion/Conclusion/Mitigation:

a) Less Than Significant Impact. As introduced in the project description, U:S. Highway 101 and
the Union Pacific Railroad (UPRR) are located to the southwest of the site and provide a
significant source of noise. An Acoustical Analysis was provided by the applicant that describes
these environmental conditions and offers mitigation measures that the applicant has
incorporated into the project design. ' ' ‘

While the railroad line is 365 feet to the west of the closest apartment building, approximately
four freight trains and two passenger trains pass through the Salinas Valley daily. There is an at-
grade crossing at Camphora Road across the freeway and slightly to the morth of the project site.
Train engineers .are required to sound the warning horn when approaching within approximately
1000 feet of a grade crossing. Train noise levels are therefore higher at locations mear grade
crossings. The report also indicates that the train warning horns were only faintly audible above the
traffic noise produced by Highway 101.
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Special building construction and site development considerations have been identified as
necessary to attenuate elevated noise levels for some of the closer units to these noise generators.
The Health and Safety Element of the 2010 General Plan states that interior noise exposure within
new residential developments should not exceed acceptable levels. Most local jurisdictions apply an
interior noise standard of 45 dB CNEL (or DNL). This is consistent with the interior noise exposure
criteria referenced by the California Noise Insulation Standards and the U.S. Department of Housing
and Urban Development (HUD).

The county’s exterior noise level standard is 65 dB CNEL within outdoor activity areas of multi-
family residential uses. Common outdoor activity areas are located throughout the project site and
include a tot lot, two mini soccer fields, several BBQ areas and a half-court basketball area.
Individual outdoor activity areas for the project include individual patios and second-floor decks at
each of the apartment buildings.

Most common outdoor activity areas would be located at least 300 feet from the center of the
freeway. Additionally, the project developer has proposed that an earthen berm with a minimum
height of six (6) feet be constructed along the frontage of the site. When attenuation of sound with
increasing distance from the freeway and acoustic shielding provided by the earthen berm :are
considered, it is concluded that all common outdoor activity areas would comply with the county’s
65 dB CNEL exterior noise level standard.

The proposed buildings have ‘been-designed and oriented so that individual patios and decks are
partially enclosed and do not directly face the freeway. The earthen berm would provide acoustic
shielding of individual patios at the lower-floor level. Noise exposure within individual patios and
decks would therefore be expected to comply with the county’s 65 dB CNEL standard for all
buildings except for the upper-floor decks of the closest apartment building Highway 101 and the
Union Pacific Railroad.

As the applicant has incorporated recommended measures from the Acoustical Analysis into the
project design to attenuate .exterior and interior Noise Levels for residents, these have become
features of the proposal — and do not rise to the level of being Mitigation Measures

e An earthen berm will be constructed along the west side of the property to acoustically
shield common outdoor activity areas and lower-floor individual patios ‘within the
development. The berm will have a minimum height of six (6) feet relative to the finished
floor elevation of the closest residential buildings. The top of the berm may be irregular
in shape but should maintain the required minimum height.

¢ The minimum laboratory-tested STC rating for windows and sliding glass doors to be
installed on the north, south and west sides of the closest apartment building to the
freeway will be 32. Acoustically rated windows and sliding glass doors are not required
at other locations within the project.

' e Air conditioning or mechanical ventilation will be installed in all residential buildings so
that windows and doors may remain closed for the required acoustical isolation.

-+ Exterior doors, excluding glass doors, shall be solid-core wood or insulated steel with
perimeter weather-stripping and threshold seals.

e Acoustic baffles will be installed on the interior side of attic vents that face or are
perpendicular to U.S. Highway 101.
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In this manner of incorporating the tecommended sound attenuation features into the project
design and building improvement plan, the project will result in a less than significant exposure
of persons to noise levels in excess of standards established in the local general plan, noise
ordinance, or standards of other agencies. '

b) Less Than Significant Impact. The project will not generate or expose persons to ground-
borne vibrations from highway traffic, trains and adjacent agricultural practices beyond existing
conditions. Therefore the project will have a less than significant impact to new exposures to
ground-borne vibrations.

¢) No Impact. As the project is the replacement of the same number of residential units, the
project will not result in an increase in ambient noise levels in the project vicinity above levels
existing without the project. Therefore there will be no impact to ambient noise levels in the
project vicinity.

d) Less Than Significant Impact. While the demolition and construction activities will result in a
temporary increase in ambient noise levels in the project vicinity above levels existing without
the project, the residents will have been relocated and moved from the project site prior to these
activities. Following construction and the cessation of the temporary increase in noise, the
residents will return. The neighboring property to the north that also includes farm worker
‘housing may experience the noises of construction, yet with the ambient noise levels of the
‘Highway 101 and UPRR, this is expected to be less than significant.

e) No Impact. The subject property is not located within two miles of apublic airport or public
use airport. : .

f) No Tmpact. The subject property is not known to be within the vicinity of a private airstrip and
therefore would not expose people residing or working in the project area to excessive noise
levels. :

13. POPULATION AND HOUSING Less Than
‘ .Significant
Potentially With Less Than
: Significant Mitigation Significant No
‘Would the project: Jmpact Incorporated Impact Tmpact

a) "Induce substantial population growth in an area, either
directly (for example, by proposing new homes and

businesses) or indirectly (for example, through Il Hl X 1
extension of roads or other infrastructure)? (Source:
1,16)

. b) Displace substantial numbers of existing housing,
necessitating the construction of replacement housing I O X |
elsewhere? (Source: 1,2,3,5,18)

¢) Displace substantial numbers of people, necessitating

the construction of replacement housing elsewhere? Il ] X 1
(Source: 1,2,3,5,18)
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Discussion/Conclusion/Mitigation:

a) Less Than Significant Impact. The redevelopment of the apartment complex will not induce
population growth at the site or in the area. While the project will be connecting to the City of
Soledad Sewer, this line already exists from the city core northward to the correctional facility
complex. The Camphora Apartments will merely tap into this existing in-place line. The size of
the lateral has been sized to accommodate the needs of the Camphora Apartments and does not
provide for additional capacity to serve future users. Therefore the project is considered less than
significant in regard to-growth inducing impacts.

b) —c) Less Than Significant Impact. As discussed throughout this Initial Study, the project will
directly displace the present residents of the facility in order to rebuild new garden apartments on
the site for those qualifying residents to return to. Please, see the discussion above under Section
10.a) Land Use and Planning. In this manner the proposal will not displace a substantial number
of housing units or persons necessitating the need for replacement housing elsewhere, and is
considered to be less than significant.

14. PUBLIC SERVICES ‘Less Than
- ‘ . Significant
Potentially With Less Than
Significant  Mitigation Significant No
Would the project result in: Impact Incorporated Impact Impact

Substantial adverse physical impacts associated ‘with the
provision of mew or ‘physically -altered governmental
facilities, need for new or physically altered governmental
facilities, the construction of which could cause significant
environmental impacts, in order to “maintain acceptable
service Tatios, response times or other performance
objectives for any-of the public services:

a) Fire protection? (Source:1,6) ] O |
b) Police protection? (Source:1,6) ] 1 X ]
c) Schobls? (Source:1,6) ] ] ]
d)  Parks? (Source:1,6) n N O
e) Other public facilities? (Source:1,6,16) ] O X O

Discussion/Conclusion/Mitigation:

a) — €) Less Than Significant Impact. No new or physically altered government facilities are
needed for the project, and therefore there will be no substantial adverse impact from the non-
construction of such facilities. While the project is the reconstruction of a similar number of
residential units in the same location, the project does propose to connect to the City of Soledad
sewer treatment system. The City of Soledad has indicated its willingness to allow the
connection and has provided a letter stating that they can and will extend service to the facility.
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‘While no new ‘governmental facilities are to be constructed, the applicant will .extend a tie-in
pipe under McCoy Road and Highway 101 to reach the existing City of :Soledad sewer line
infrastructure. Following County review and approval of the project, a LAFCO -application will
be processed for an extraterritorial :annexation into the City of Soledad Sewer District. Therefore
the project is considered to be less than significant across these criteria.

"15.  RECREATION “Less Than

Significant
Potentially  ~  With Less Than
Significant ~ Mitigation  Significant ~ No
Would the project: Tmpact Incorporated Impact Impact

a) Increase the use of existing neighberhood and regional
parks or other recreational facilities such that substantial ] = = ]
physical deterioration of the facility would occur or be =
-accelerated? (Source: 1,6)

b) Does theproject include recreational facilities or require
the construction or-expansion of recreational facilities = o - 5] ]
which might have an adverse physmal effect on the ' =
-environment?-(Source: 1,6)

Discussion/Conclusion/Mitigation:

a) — b) Less Than Significant Impact. Unlike the present facility, the redeveloped property will
include -a half court basketball area, two turf-covered play ‘areas, a tot lot, barbecue patio and
seating area, and extensive landscaping. These -on-site amenities may reduce the need for persons
living at the complex to travel to existing regional parks or other recreational facilities. No
deterioration of existing parks or other recreational facilities is foreseen with the redevelopment
of this site, and no construction or expansion of recreational facilities which might have an
adverse physical effect on the environment is foreseen. In this manner there will be a less than
significant effect on public recreational resources.
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16. TRANSPORTATION/TRAFFIC Less Than

Significant
“Potentially With Less Than
Significant ~ Mitigation  Significant No
Would the project: Tmpact Ihcorporated Jmpact Impact

a) Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the
_performance of the circulation system, taking into
account all modes of transportation including mass
transit -and non-motorized travel and relevant ] il X ]
components of the circulation system, including but not ' '
limited to intersections, streets, highways and freeways,
pedestrian and bicycle paths, and mass transit? (Source:
1,2,3,4,6,13) '

b) Conflict with the goals, objectives, and policies of the
2010 Regional Transportation Plan for Monterey
County; including, but not limited to level of service
standards and travel demand measures, or other ] il S O
standards established by the Transportation Agency for '
Monterey County (TAMC) for designated roads or
" highways? (Source: 1,2,3,4,6,13)

¢) Result ina change in air traffic patterns, including either v
an increase in traffic levels or a change in location that ] ] 0 X

result in substantial safety risks? (Source: 1)

d) -Substantially increase hazards due to a design feature

(e:g., sharp curves or dangerous intersections) or ] B S ]
incompatible uses (e.g., farm equipment)? (Source: . e
1,5,6,13)

e) Resultin inadequate emergency access? (Source: : : . : | :
1,5;6,13) 0 H X N

f) Conflict with adopted policies, plans, or programs
regarding public transit, bicycle, or pedestrian facilities, ] ] ] 5
or otherwise decrease the performance or safety of such ' =
facilities? (Source: 1,2,6,13)

Discussion/Conclusion/Mitigation:

‘a) —b) Less Than Significant Impact. The project will add no new traffic to the roadway system.
As discussed in the Land Use and Planning Section 10.b) above the project does not conflict
with an applicable plan, ordinance or policy establishing measures of effectiveness for the
performance of the circulation system as in Goal C-1. To address cumulative impacts to the
regional roadway system, the applicant shall pay the Regional Development Iinpact Fee (RDIF)
pursuant to the requirements of Monterey County Code Chapter 12.90. In this manner of not
adding traffic to County road systems and the project being required to pay fees for regional
system impacts, the project’s impacts on these resources is considered to be less than significant.

¢) No Impact. There will be no impact to air traffic patterns.
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d) Less Than Significant Impact. The redevelopment of the Camphora Apartment Complex will
not increase hazards such as sharp curves or dangerous intersections, in that most work is to be
performed on the 4.6 acre site and does not have public use travel-ways running through the
property. Deficiencies have been identified though in the pavement width and edges of McCoy
Road fronting the project at its near dead-end to the Soledad Correctional Facilities. The
pavement of McCoy Road was measured to be 23 feet wide ‘with centerline striping and no
‘shoulders. The pavement width on McCoy Road narrows to generally 20 feet wide atthe project
entrance with no centerline striping. Some additional paving has been identified to supplement
the existing too-narrow 20 foot Toadway width of the McCoy Road frontage along the project
site to meet minimum County Standards. Additionally, safety measures, -such .as increased
signage and Tefreshed pavement striping and markings have been identified -as needed. These
will be applied as conditions of approval to the project, not mitigation measures. Presently, the
site is surrounded by perimeter fencing that separates this residential use from the adjacent
farmland and associated equipment use. This fence will be removed and replaced with new
fencing and the potential for conflict with farm equipment will remain unchanged and negligible.
Therefore, the potential impacts from hazardous design features are less than significant.

¢€) Less Than Significant Impact. Emergency access and general circulation through the site will
be improved with the redevelopment proposal. Presently, only one driveway enters the property,
paving has long since crumbled -and is irregular, and driving pathways and directions .are not
clear or defined. Parking spaces are mot demarcated and apartment numbering is not well
identified. The redevelopment proposal includes two well-defined driveways off of McCoy Road
and a very distinct circular driveway navigates the perimeter of the property. Five -apartment
buildings and the community structure will clearly be mumbered and identified accordingly for
emergency .services, residents and guests to access. Therefore the project will not result in
_ inadequate-emergency access and is considered to.be less than significant to this criterion.

f) No Impact. As the project is the replacement in-kind of existing residential facilities, there are
no known impacts to policies, plans, or programs regarding public transit, bicycle,-or pedestrian
facilities, nor a foreseen decrease in the performance or safety of such facilities. In this manner
the project is considered to have no impact on these transportation resources.

17. UTILITIES AND SERVICE SYSTEMS Less Than
Significant
Potentially With Less Than
Significant ~ Mitigation  Significant No
Would the.project: ‘ Tmpact Incorporated Tmpact Impact

‘a) Exceed wastewater treatment Tequirements of the _ . : »
applicable Regional Water Quality Control Board? |:| ] X O
(Source: 1,6,16)

b) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing [ 0 ' 5 0
facilities, the construction of which could cause ;
significant environmental effects? (Source: 1,6,16)
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17. UTILITIES AND SERVICE SYSTEMS Less Than

‘Significant
Potentially ~  With Less Than
Significant ~ Mitigation ~ Significant No
Would the project: Tmpact Incorporated Impact Impact

¢) Require or result in the construction of new storm water
-drainage facilities or expansion of existing facilities, the 0 N = O
‘construction of which could cause significant : = -
environmental effects? (Source: 1,6,16)

d) Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are ] [l X ]
new or expanded entitlements needed? (Source: 1,6)

e) Result in a determination by the wastewater treatment
provider which serves or may serve the project that it -
has adequate capacity to serve the project's projected [} | X O
demand in addition to the provider's existing
commitments? (Source: 1,6,16)

f) Be served by a landfill with sufficient pemiitted
capacity to.accommodate the project's solid waste ] ] X O
disposal needs? (Source: 1,6) ’

g) Comply with federal, state, and local statutes and [ ' [ X N
regulations related to solid waste? (Source: 1,6) )

Discussion/Conclusion/Mitigation:

The project is not expected to violate any water quality standards ‘or waste discharge
requirements, in that it is the redevelopment of an existing facility to meet modern housing and
building and safety codes, including connecting the apartment complex to a formal sewer system
and cleaning up and removing the existing septic treatment areas and facilities. The Monterey
County Water Resources Agency will be requiring a stormwater detention plan to-address on-site
and off-site impacts. The plan will include detention facilities to attenuate the impact of
impervious surface stormwater Tunoff.

a) — ¢) Less Than Significant Impact. Development of the project will remove failing septic
treatment facilities on the property, clean and remove contaminated soils, and will formally
connect to the City of Soledad Sewer infrastructure. To accomplish this, the applicant will obtain
encroachment permits to cross under McCoy Road to connect with the existing City of Soledad
sewer line. No. adverse environmental impacts are anticipated from the tunneling activities and
connection to existing systems. As this is a residential connection, no materials placed in the
“sewer are expected to exceed wastewater treatment requirements of the Regional Water Quality
‘Control Board, such as may be characterized by some industrial activities. In this manner, the
impact to these several resource categories is expected to be less than significant.

d) Less Than Significant Impaét. The existing well on the property will continue to serve the
residents. The well was drilled in 1996 to a depth of 690 feet, yields an estimated 500 gallons per
minute and meets current drinking water standards. Additional water storage will be
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incorporated into the project to assure fire flow requirements are met. In this manner there are
sufficient water supplies available to serve the project from existing entitlements and resources,
and the impact to this resource category is considered to be less than significant.

e) Less Than Significant Impact. The City of ‘Soledad has offered that it Can and Will serve the
project with sewer service. At the time of the applicant’s request for a.sewer connection with the
City of Soledad, a larger project of approximate 60 units had been contemplated at the site; and
the City extended its offer to serve the project. Since this fime the project has been sized to 44
replacement units only. A telephone call to the City of Soledad Water Resources Manager,
Edward Waggoner on June 20, 2012 revealed that the treatment facility has the capacity to treat
as much as 55 million gallons a day, while present treatment levels are only 2.2 million gallons
a day. Calculations by Ifland Engineers for the project calculate that the Peak Daily Design Flow
for the 44 unit development would be 105,600 gallons day. In this manner of the project only
contributing 105,600 gallons per day into a system that presently has an excess capacity of 3.3
million gallon a day, this impact would be considered less than significant.

f) — g) Less Than Significant Impact. The replacement of 44 existing units with 44 new units to
serve the same -population of residents is mot expected to generate additional solid waste
disposal, nor violate any federal, state, and local statutes and regulations related to solid waste.
Tn this manner the impact is considered to be less than significant.
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VIL. MANDATORY FINDINGS OF SIGNIFICANCE

NOTE: If there are significant environmental impacts which cannot be mitigated and no feasible project
alternatives are available, then complete the mandatory findings of s1omﬁcance and attach to this initial study as an
appendix. This is the first step for starting the environmental impact report (E]R) process.

* Less Than
. Significant
‘ Potentially With Less Than
Does the project: Significant  Mitigation Significant No
‘ : : Jmpact Incorporated Impact Impact

a) Have the potential to degrade the quality of the
environment, substantially reduce the habitat of a fish
or wildlife species, cause a fish or wildlife population
‘to drop. below self-sustaining levels, threaten to. .
éliminate.a plant or animal community, réduce the | | X [
number or restrict the range of ‘arare or endangered
plant or animal or eliminate important examples of the
major periods of California history or-prehistory?
(Source: 1-24)

b) Have impacts that.are individually limited, but
cumulatively considerable? (Source: 1-24)
-("Cumulatively considerable" means that the
incremental effects of a project are considerable when | ] X O
viewed in connection with the effects of past projects,
the effects of other current projects, and the effects of
probable future projects)? (Source: 1-24)

¢) .Have environmental effects which will cause ‘
substantial adverse effects on human beings, either 1 1 1 K
directly or indirectly? (Source: 1-24)

Discus'sion/Conc‘lus'ion/l\’[iﬁgationf

a) Less Than Significant Impact.' There are no significant wildlife habitat or natural features
present on the site, nor examples of the major periods of California history or prehistory.
Redevelopment of the project site will not conflict with any applicable habitat conservation plan
or natural community conservation plans, as there are no adopted habitat conservation plans or
natural community conservation plans along this portion of the Salinas Valley. Therefore the
project will not have the potential to degrade the environment in this regard and is considered to
be less than significant.

b) Less than Significant Impact. The redevelopment of the subject property and the replacement
of 44 residential units with 44 residential units does not introduce new impacts that are
cumulatively considerable. In the project description and analysis of the environmental criteria
contained in the above checklist, the project has been designed to meet or exceed a LEED Gold
Level standard. No thresholds of the air management district will be exceeded or require
mitigation, and the project has been determined to have a less than significant effect on
- Greenhouse Gasses through the use of the CalEEMod air quality model prepared by- County staff
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‘and included in the analysis above. Furthermore, staff recommends that a Negative Declaration
is the appropriate environmental determination for the project .as no-mitigation measures have
been . determined necessary. Beyond the temporary impacts of noise and effects related to
construction vehicles, the project is considered to “have less than significant impact on
cumulative resources. ‘

c) Less than Significant Impact. The project is intended to improve .and correct existing adverse
living conditions for the residents of the Camphora Apartment .Complex. The project has been
designed to alleviate overcrowding and to remove failing septic treatment systems and to '
connect to public sewer infrastructure. Furthermore, the project site will be built to modern
building code-standards and will include outdoor and recreational amenities for the residents. No
significant (negative) environmental impacts have been identified for the project. The project
will be a direct improvement in the quality .of life for these residents. In this manner the project
is considered to be less than significant in that it will not have an adverse affect on ‘human
beings. :

Note: Authority cited: Sections 21083 and 21083.05, Public Resources Code. Reference: Section 65088.4, Gov.
Code; Sections "21080(c), 21080.1,:21080.3,-21082.1, 21083, 21083.05,21083.3, 21093, 21094, 21095, and 21151,
Public Resources Code; Sundstrom v. County of Mendocino, (1988) 202 Cal.App.3d 296; Leonoff v. Monterey
Board of Supervisors (1990) 222 Cal.App.3d 1337, Eureka Citizens for Responsible Govt. v. City of Eureka (2007)
147 Cal.App.4th357; Protect the Historic. Amador Waterways v. Amador Water Agency (2004) 116 Cal.App.4th at
1109; San Franciscans Upholding the Downtown Plan v. City and County of San Francisco (2002) 102
‘Cal.App:4th 656. ’

VIIT. FISH AND GAME ENVIRONMENTAL DOCUMENT FEES
Assessment-of Fee:

The State Legislature, through the enactment of Senate Bill (SB) 1535, tevoked the authority of
lead agencies to determine that a project subj ect to CEQA review had a “de minimis” (minimal)
effect on fish and wildlife resources under the jurisdiction of the Department of Fish and Game.
Projects that were determined to have a “de minimis” effect were exempt from payment of the
filing fees. '

SB 1535 has eliminated the provision for .2 determination of “de minimis™ effect by the lead
agency; consequently, all land development proj ects that are subject to environmental review are
now subject to the filing fees, unless the Department of Fish and -Game determines that the
project will have no effect on fish and wildlife resources. :

To be considered for determination of “no effect” on fish and wildlife resources, development
applicants must submit a form requesting such determination to the Department of Fish and
Game. Forms may be obtained by contacting the Department by telephone at (916) 631-0606 or
through the Department’s website at www.dfg.ca.gov.

Conclusion: The project will be requifed to pay the fee.
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Evidence: Based on the record as a whole as embodied in the Planning. Department files

pertaining to PLN100446 and the attached Initial Study / Proposed Negative
Declaration. : ‘

LX REFERENCES

1. Project Application/Plans
a. Architectural Plans and Elevations
b. Landscape Plans
c. Civil Improvement Plans

2. 2010 Monterey County General Plan

3. South County Area Plan

4. Title 21 of the Monterey County Code (Zoning Ordinance)

5. Site Visit conducted by the project planner on September 27, 2011.

6. Interdepartmental Review Comments received from Monterey County Land Use
Agencies: Public Works Department, Environmental Health Bureau, Water Resource
Agency, Mission Soledad Fire Department, and the Economic Development Department
(Formerly Redevelopment and Housing).

7. Monterey County Geographical Information Systems (County GIS).

8. Use Permit 363, Planning'Coimnission Resolution No. 3352: Allowing a Labor Camp
with a maximum of 1,000 men, dated September 30, 1958.

0. Planning Commission Minutes, September 30, 1958, Page 16. (portion)

10. CEQA Air Quality Guidelines, Monterey Bay Unified Air Pollution Control D1stnct
Revised February 2008.

11.  Geotechnical Report. “Geotechnical Engineering Report, South County Housing,
Camphora Apartments, 32101 Mc Coy Road, Soledad, Monterey County, California.
Prepared for South County Housing by Earth Systems Pacific, dated January 25, 2011
(LIB120132)

12.  Environmental Testing Reports
a. Letter to Mr. Seth Capron, Senior Project Manager, South County Housing

Corporation from the California Department of Toxic Substance Control, dated
August 18, 2011. '

b. Phase I Soil Analysis. Phase 1 Environmental Site Assessment, Camphora Labor ’
Camp, 32101 McCoy Road, Soledad, California. Prepared by Earth Systems Pacific,
dated July 10, 2009. (LIB120133)

c. Additional Phase II Pesticide Testing, Camphora Apartments, 32101 McCoy Road,
Soledad, California. Prepared by Earth Systems Pacific, dated May 16, 2011.
(LIB120135)
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13.

14.

15.

16.

17.

18.

d. Phase II Addendum -Arsenic, Camphora Apartments 32101 McCoy Road, Soledad,
California. Prepared by Earth Systems Pacific, dated August 16, 2011. (LIB12013 6)

‘Traffic Impact Analysis.

a. Trip Generation and Traffic Operations Study for the Proposed Camphora Residential
Development, Prepared for South County Housing 'by Hexagon Transportation
Consultants, Inc., dated February March 1, 2011. (LIB120137) '

Archeological and Historic Reports (LIB120138)

.a. Phase 1 Archaeological Study for the Camphora Apartments Project, Soledad,

Monterey County, California (Doane and Breschini: December 2010)

b. Letter to Seth Capron, South County Housing, from the - Office of Historic
Preservation, Regarding Farm labor Camp Demolition and Construction Project,
32101 McCoy Road, Soledad, CA. Dated August 12, 2011.

‘Acoustical Anaiyéis |
a. Acoustical Analysis, Camphora Apartments 32101 McCoy Road, Monterey County,

California. BBA Report No. 10-10-039. Prepared for South County Housing by
Brown-Buntin Associates, Inc. Visalia, California July 28, 2011. (LIB120139)

Utility Service / Wastewater Report

a. Memorandum: Preliminary Sewer Demand Calculations for Camphora Housing
Redevelopment Project (Revised). Prepared by Ifland Engineers for Seth-Capron,
South County Housing, dated November 17,2011. (LIB120140) ’

b. Letter. Re: “Camphora Apartments Sanitation Services Will Serve Request (sic).”
From the City of Soledad to Matt Huerta, Director of Housing Development South
County Housing Corporatlon dated July 27, 2010.

c. Letter. Re: Camphora Apartments Sanitation- Services Will Serve Request. From Matt
Huerta, Director of Housing Development, South County Housing Corporation to
Cliff Price, Director of Public Works, City of Soledad, dated August 3, 2009.
(LIB120141)

d. Memorandum: Preliminary Sewer Demand Calculations for -Camphora Housing
Redevelopment Project. Prepared by Ifland Engineers for Seth Capron, South County
Housing, dated August 3, 2009.

Utility Service / Water Supply ,

a. Well Completion Report,‘dated November 1, 1996
b. Water Well Drillers Report, dated February 9, 1978
c. Water Well Drillers Report, dated Juiy 6,1974
Tenant Relocation Plan

a. Relocation Plan, Camphora Apartments, 32101 McCoy Road, Soledad, CA. Prepared
for South County Housing, by Autotemp, dated August 2010. (LIB120143)
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19.

20.

21.

22.

23.

24.

Environmental Assessment In' Compliance with the National Environmental Policy Act:

‘Camphora Farmworker Housing, 32101 McCoy Road, Soledad, Monterey County,

California. Prepared For: USDA Rural Development, 744-A Ta Guardia Street Salinas,
CA 93905. On beéhalf of South County Housing, 7455 Carmel St. Gilroy, CA 95020.
Prepared by RNC Environmental, LLC., dated September 15,2011. '

California Emissions Estimator Model (CalEEMod) for the Camphora Apartment
Replacement Project, prepared by the Monterey County Resource Management Agency

Planning Department Staff (May 2012).

The California Department of Toxic Substance Control Website (EnviroStor)
(http://www.envirostor.dtsc.ca.gov/public/) June 4, 2012.

SMARA Designation Report No.7. Designation of Regionally Significant Construction
Aggregate Resource Areas in the South San Francisco Bay, North San Francisco Bay,

Monterey Bay Production-Consumption Regions. Prepared by the California Department

of Conservation Division of Mines.and Geology Under Direction of the State Mining and
Geology Board, January 1987.

The websites of the California Department of Fish and Game (CDFG) -and United States

~ Fish and Wildlife Service (USFWS).

Memo from the Monterey County Public Works Department June, 19, 2012 addressing
the policies of Goal C-1 of the Monterey County General Plan.
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Comments on Negative Declaration
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Calderon VanessaA x5186

Page 1 of 1

From: Donald T. Wilcox [DWIcox@cntyofsoledad com]

Sent: Tuesday, July 03, 2012 3:53 PM

To: ceqacomments

Cc: Steven McHarris

Subject: Camphora Apartment Replacement Project; File Number PLN10046

Attachments: SKMBT_C25312070314500.pdf
Please see attached agency comments from the City of Soledad:

Donald-T. Wilcox, PE
Public Works Director

PO Box 156

Soledad, CA 93960
DWilcox@cityofsoledad.com

831.223.5173

Exhibit CZ
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mail. To ensure a complete and-accurate record, we request that you also prowde a follow=up hard copy to the name and
address listed above: If you do not wish, to send a follow-up hard _copy, thien please send :a second e-mail. requesting
confirmation of receipt of comments with enough information to confirm that the entire document was received. If you do
1ot recéive e-mail confirmation of receipt of comments, then please submit a hard copy of your comments fo ensure |
inclusionin the envuonmental record or contact the Department to ensure the Department has received your comments.

Facsimile (fax) copies will be accepted with a cover page describing the extent (e.g. number of pages) being transmitted.
A faxed document must contain a‘signature and. all attachments referenced-therein. Faxed document should be sent to the
contact noted above at (831) 757-9516. To ensure a complete and accurate record, we reqiiest that you also provide a
follow-up hard copy to the name and address listed above, If you do niot wish to send a:follow-up hard copy, then please
contact:the Department fo confirm that the entite document was.received.

For reviewing agencies: The Resource Management Agency — Planmng Départmient requests that you review the
enclosed materials and provide any appropriate comments related to youtr agency's-area of responsibility: The space below
may be used to indicate that your agency has no comments or to state brief comments. In-compliance with Section 15097
of the CEQA Guidelines, please provide a draft mitigation monitoring or reporting program for mitigation measures
proposed by your:agency. This program should include spec1ﬁc perforimance:objectives for mitigation measures identified
(CEQA: Section 21081.6(c)). Also inform this Department if a fee needs to be collected in order to fund the mitigation
monitoring or reporting by your-agency and. how that language should be incorporated into the mitigation measure.

All witten comments on the Intial Stady should be addressed o ’E CIZiVE
' v =1 W C
County of Monterey
Resource Management Agency — Planning Department JUL 032012
Attn: Mike Novo, Director of Planting MON
168 West Alisal, 2™ Floor PLAN N!LEESE ST

Salinas, CA 93901
Re: The: Camphora Apattmert Replacement Project; File Number PLIN100446

From: Agency Name: C "‘,( OC 5 g / €Jaa

Contact Person; Qon wWrlcox
Phone Number: _ £31.223, &/ F3

Do-Comments provided
.~~~ ‘Comments noted below

Comments provided in separate letter

COMMENTS: COH ﬁed“wn ‘fa [i+v a‘( £0[ 3&9 S ewer >Y1’é}°ﬂ57r‘uc7\bqu

reaun"cs (3 'i‘y Couwnerl alar)r\o}m,) Phyvsteal coepnectian capno

4o YEovce an nneets will nedd +o he +o COL
owned oo P e b WasTewaler LIL4F §+n Fran o 7
= 57

DISTRIBUTION
L. State Clearinghouse (15 CD copies + 1 hard copy of the Executive Summary) — include the Notice of
Completion
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24580 Silver Cloud Court
Monterey, CA 93940
PHONE: (831) 647-9411 « FAX: (831) 647-8501

ECEIVE
July 9, 2012 JUL 09 2012
: MONTEREY COUNTY
County of Monterey PLANNING DEPARTMENT

Resource Management Agency - Planning Department
Attn: Mike Novo, Director of Planning

168 West Alisal, 2™ Floor

Salinas, CA 93901

SUBJECT: Camphora Apartment Replacement Project, File Number PLN1 00446, Negative
Declaration

Dear Mr. Novo:
Thank you for providing the Monterey Bay Unified Air Pollution Control District (Air District)

the opportunity to comment on the above-referenced document. The Air District has reviewed the
~ document and has no comments. '

Best regards,
oy G
Amy Clytno

Supervising Air Quality Planner

(831) 647-9418 ext. 227 or aclymo@mbuapcd.org

cc:  David Craft, MBUPCD Air Quality Engineer/Planner

Richard A. Stedman, Air Pollution Control Officer
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