County of Santa Cruz

PLANNING DEPARTMENT
701 OCEAN STREET, 4™ FLOOR, SANTA CRuUz, CA 85060
(831) 454-2580 FAX: (831) 454-2131

KATHLEEN MOLLOY, PLANNING DIRECTOR
www.sccoplanning.com

NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION

NOTICE OF PUBLIC REVIEW AND COMMENT PERIOD

Pursuant to the California Environmental Quality Act, the following project has been reviewed by the
County Environmental Coordinator to determine if it has a potential to create significant impacts to the
environment and, if so, how such impacts could be solved. A Negative Declaration is prepared in cases
where the project is determined not to have any significant environmental impacts. Either a Mitigated
Negative Declaration or Environmental Impact Report (EIR) is prepared for projects that may result in a
significant impact to the environment.

Public review periods are provided for these Environmental Determinations according to the
requirements of the County Environmental Review Guidelines. The environmental document is
available for review at the County Planning Department located at 701 Ocean Street, in Santa Cruz.
You may also view the environmental document on the web at www.sccoplanning.com under the
Planning Department menu. If you have questions or comments about this Notice of Intent, please
contact Matt Johnston of the Environmental Review staff at (831) 454-5357.

The County of Santa Cruz does not discriminate on the basis of disability, and no person shall, by
reason of a disability, be denied the benefits of its services, programs or activities. If you require
special assistance in order to review this information, please contact Bernice Shawver at (831) 454-
3137 to make arrangements.

PROJECT: CVS APP #:. 181576
APNs: 025-071-05 & -20

PROJECT DESCRIPTION: The proposed project is to combine two parcels, demolish the existing
improvements, and construct a new 13,111 square foot retail pharmacy — including a mezzanine for
storage — with a drive-through pharmacy window, and related improvements, including frontage
improvements and business signs. The project requires a Commercial Development Permit, an
Exception to reduce the required landscape strip from five to two feet, and an Exception to allow four
signs totaling 92 square feet where one sign and 50 square feet is allowed.

PROJECT LOCATION: The project is located between Soquel Drive and Commercial Way within the
community of Live Qak in unincorporated Santa Cruz County. Santa Cruz County is bounded on the
north by San Mateo County, on the south by Monterey and San Benito counties, on the east by Santa
Clara County, and on the south and west by the Monterey Bay and the Pacific Ocean.

APPLICANT/OWNER: Leanna Swenson, Boos Development West, LLC for Plymouth-Grant LLC
PROJECT PLANNER: Annette Olson, (831) 454-3134

EMAIL: Annette.Olson@santacruzcounty.us

ACTION: Mitigated Negative Declaration

REVIEW PERIOD: March 27, 2020 through April 27, 2020

This project will be considered at a public hearing before the Zoning Administrator. The time,
date and location have not been set. When scheduling does occur, these items will be included
in all public hearing notices for the project.
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MITIGATED NEGATIVE DECLARATION

Project: CVS APPLICATION #: 181576
APNSs: 025-071-05 & -20 ' '

Project Description: The proposed project is to combine two parcels, demolish the existing
improvements, and construct a new 13,111 square foot retail pharmacy — including a mezzanine for
storage — with a drive-through pharmacy window, and related improvements, including frontage
improvements with business signs. The project requires a Commercial Development Permit, an
Exception to reduce the required landscape strip from five feet to two feet, and an Exception to allow
four signs totaling 92 square feet where one sign and 50 square feet is allowed.

Project Location: The project is located between Soquel Drive and Commercial Way within the
community of Live Oak in unincorporated Santa Cruz County. Santa Cruz County is bounded on the
north by San Mateo County, on the south by Monterey and San Benito counties, on the east by Santa
Clara County, and on the south and west by the Monterey Bay and the Pacific Ocean.

Owner: Plymouth-Grant LLC

Applicant: Leanna Swenson, Boos Development West, LLC

Staff Planner: Annette Olson, (831) 454-3134

Email: Annette. Olson@santacruzcounty.us

This project will be considered at a public hearing before the Zoning Administrator. The time, date and

location have not been set. When scheduling does occur, these items will be included in all public
hearing notices for the project

California Environmental Quality Act Negative Declaration Findings:

Find, that this Negative Declaration reflects the decision-making body’s independent judgment and
analysis, and; that the decision-making body has reviewed and considered the information contained in
this Negative Declaration and the comments received during the public review period, and; on the basis
of the whole record before the decision-making body (including this Negative Declaration) that there is
no substantial evidence that the project will have a significant effect on the environment. The expected
environmental impacts of the project are documented in the attached Initial Study on file with the
County of Santa Cruz Clerk of the Board located at 701 Ocean Street, 5" Floor, Santa Cruz, California.

Review Period Ends:__ April 27, 2020

Date:

MATT JOHNSTON, Environmental Coordinator
(831) 454-5357 '

Updated 6/29/11
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CALIFORNIA ENVIRONMENTAL QUALITY AcT (CEQA)
INITIAL STUDY/ENVIRONMENTAL CHECKLIST

Application

Number: 181576

Date: March 12,2020

Project Name: CVS Staff Planner: Annette Olson
I. OVERVIEW AND ENVIRONMENTAL DETERMINATION

" Leanna Swenson, Boos .
APPLICANT: Development West, LLC APN(s): 025-071-05 & -20

OWNER: Plymouth-Grant LLC SUPERVISORAL DISTRICT: First

PROJECT LOCATION: The project is located between Soquel Drive and Commercial Way
within the community of Live Oak in unincorporated Santa Cruz County (Figure 1). Santa
Cruz County is bounded on the north by San Mateo County, on the south by Monterey and
San Benito counties, on the east by Santa Clara County, and on the south and west by the
Monterey Bay and the Pacific Ocean.

SUMMARY PROJECT DESCRIPTION:

The proposed project is to combine two parcels, demolish the existing improvements, and
construct a new 13,111 square foot retail pharmacy—including a mezzanine for storage—
with a drive-through pharmacy window, and related improvements, including frontage
improvements and business signs. The project requires a Commercial Development Permit,
an Exception to reduce the required landscape strip from five to two feet, and an Exception
to allow four signs totaling 92 square feet where one sign and 50 square feet is allowed.

'ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: Al

| environmental impacts are evaluated in this Initial Stu tegories that ar
_been analyzed in greater detail based .,Of‘{ project specific information.
Mineral Resources

<] Aesthetics and Visual Resources
Agriculture and Forestry Resources
Air Quality

Biological Resources

Cultural Resources

Energy

Geology and Soils

Noise

Population and Housing
Public Services
Recreation
Transportation

Tribal Cultural Resources

XOOOXO
OXOOO00



ENV!RGNMENTAL FACTORS ?QTENT?ALL’Y AFFECTED All of fhe fcilowmg ;:aotenffaiif
environmental impacts are evaluated in this Initial Study. Categones that are marked have -
_been aﬁa!yzeﬁ in greater deftail based on pro;ec:t spec;ﬁc information. .

D Greenhouse Gas Emissions D Utilities and Se;ce Systems

X] Hazards and Hazardous Materials ] wildfire

& Hydrology/Water Supply/Water Quality ] Mandatory Findings of Significance
l:] Land Use and Planning V

Q!SCRET!ONARY APPROVAL(S} BE!NG CQNSSEEREDv

[] General Plan Amendment D Coastal Development Permit

[] Land Division X] Grading Permit

[] Rezoning ~ [[] Riparian Exception

X] Development Permit [] LAFCO Annexation

[] Sewer Connection Permit | [] Other:

QTHER PUBUC AGENC!ES WHOSE APPROVAL 38 RﬁQU!RE{} (e g permlts,
'fmam:mg approval or partxc:patmn agreement} '

Permit Type/Action Agency

Encroachment Permit Caltrans

SWPP RWQUCB Central Coast

CONSULTAT:GN W!TH NATIVE AMERICAN TRIBES: Have Caﬂfam;a Nafzve Amem::an f
tribes traditionally and cuii‘ural[y affiliated with the project area requested consultation =

pursuant to Public Resources Code section 21080.3.12 If so, is there a plan for consultation
that includes, for example, the determination of significance of :mpacts re tﬁbai culfurai
resources, precedures regarding eonﬁdentzai:fg etc 7 , .

No California Native American tribes traditionally and culturally affiliated with the area of
Santa Cruz County have requested consultation pursuant to Public Resources Code section
21080.3.1. ' |

f’ﬁETERMlNAﬂQN ,
On the basis of this initial evaluatlon

[:| | find that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.

X] | 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

Page | 2 App. No. 181576: CVS



0

| the project have been made or agreed to by the project proponent. A MITIGATED

NEGATIVE DECLARATION will be prepared.

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

| 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 IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.

| find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed
adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable
standards, and (b) have 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.

W Rl 317/ 22

MATT JOHNSTQA,/ Environmental Coordinator '/ Date

App. No. 181576: CV§ Page |3



This page intentially left blank.

Page | 4 ‘ App. No. 181576: CVS



G| ebed _ SAD 9/618L ON “ddy

ws m-—zmmﬂm % . %fm.:w.s..

SLWT ALtD
sacERAIS

Tannee

proee

ATIVA GZN3W0T VR

FHNNS

SYIHANY NS

NOILLYDO1 123r0¥d
1SVOU HINON ; ,, ; !a!iw.l

-
AT ¥ . AFTIVA
WO A Mk OINIHOTNYS

HOANYS ¥X3MNS

VHINONYD

nooaAnNoR e VS
OISV W

ST BOLY

puabai

VINYOSITYO ‘ALNNOD ZNHD YINVS \
dVIAl NOILLVOOT LO3roud




SAD 9/618L ON ‘ddy : 9| ebed




L | ebeg . SAD '9/618L ON ‘ddy

[P ———— | . -
SiNEINGD g o T i
e SO - - T :
. AN “ AVM WIOHIANOD T . N 5
O F O w7 Swvasr ot | <
oy Srs e =
NVId ) B £
JUS AMYNIWNSND :
sue
- o
) e 3
T S ——
R T T A T
TR B 5
EEETT E -
s ¢
1 o
. =
|
PRy sy t i
“SNOISIATY ' H
B . i £ ARSI &
] ¥ £
_ |
' i i
1 i3
m m
B | i i
T B 4 L 3
. ' Fi ek 5
H ASNRNG ONIHUYA 1 - o
; T o) 5% - o
v ¢
i ” y
[
+
i
{
i {31 W TH8 A3
t
s

Fevsac 1Dwes

AUYWIWNS TS

mQ.:.Q.wNoe,uw.:c.mNo“Z&(

7 foeureyd SAD @

Aoeuureyd =3

[iZELEY




SAD 926181 ON “ddy g | ebey

Mue|q ye| Aljenusyur abed siy |

.08




6 obed "SAD 9.6181L oN ‘ddy

Yuelq ye| Ajenusyur ebed siy |




ll. BACKGROUND INFORMATION
EXISTING SITE CONDITIONS:

Parcel Size (acres): 1.23 acres
Existing Land Use: Commercial
Vegetation: Negligible

Slope in area affected by project: [X] 0 - 30% [_] 31 — 100% [_| N/A
Nearby Watercourse:  Arana Gulch
Distance To: ~1,200 feet to the west

ENVIRONMENTAL RESOURCES AND CONSTRAINTS:

Water Supply Watershed: No Fault Zone: No

Groundwater Recharge: No Scenic Corridor: Yes

Timber or Mineral: No Historic: No

Agricultural Resource: No Archaeology: No

Biologically Sensitive Habitat: No Noise Constraint: No

Fire Hazard: No Electric Power Lines: No

Floodplain: No Solar Access: Yes

Erosion: Low Solar Orientation: South

Landslide: No Hazardous Materials: Yes

Liquefaction: Low Other: N/A

SERVICES:

Fire Protection: Central Drainage District: Zone 5

School District: Live Oak Project Access: Soquel Dr. &

Commercial
Wy,

Sewage Disposal: County of Water Supply: City of Santa
Santa Cruz s Cruz

PLANNING POLICIES:

Zone District: C-2

General Plan: C-C ,

Urban Services Line: Inside  [_] Outside

Coastal Zone:

ENVIRONMENTAL SETTING AND SURROUNDING LAND USES:

[ ] Inside

Outside

Natural Environment

Santa Cruz County is uniquely situated along the northern end of Monterey Bay
approximately 55 miles south of the City of San Francisco along the Central Coast. The
Pacific Ocean and Monterey Bay to the west and south, the mountains inland, and the prime
agricultural lands along both the northern and southern coast of the county create

Page | 10 App. No. 181576: CVS



limitations on the style and amount of building that can take place. Simultaneously, these
natural features create an environment that attracts both visitors and new residents every
year. The natural landscépe provides the basic features that set Santa Cruz apart from the
surrounding counties and require specific accommodations to ensure building is done in a
safe, responsible and environmentally respectful manner.

The California Coastal Zone affects nearly one third of the land in the urbanized area of the
unincorporated County with special restrictions, regulations, and processing procedures
required for development within that area. Steep hillsides require extensive review and
engineering to ensure that slopes remain stable, buildings are safe, and water quality is not
impacted by increased erosion. The farmland in Santa Cruz County is among the best in the
world, and the agriculture industry is a primary economic generator for the County.
Preserving this industry in the face of population growth requires that soils best suited to
commercial agriculture remain active in crop production rather than converting to other
land uses.

PROJECT BACKGROUND:

The project site is comprised of two parcels (APNs 025-071-05 and -20), which would be
merged as a part of the project. The parcels are located within the area identified in the
Sustainable Santa Cruz County plan as the medical district/flea market focus area. The site is
bound by Soquel Drive to the north, Commercial Way to the south, a 76-gas station to the
west, and a parcel developed with a consignment furniture store and an auto repair shop to
the east. To the north, across Soquel Drive, is Dominican Hospital and other medical offices.
Across Commercial Way to the south is a Highway 1 offramp and, beyond the offramp,
Highway 1 which is designated as a scenic road in the County’s General Plan (Policy
5.10.10).

One of the two parcels, APN 025-071-20, was previously an auto wrecking business. That
business left arsenic and lead contamination in the northern portion of the parcel.

DETAILED PROJECT DESCRIPTION:

The project is a retail pharmacy—CVS—which would include a.drive-through pharmacy.
Access to the pharmacy would be available from both Commercial Way and Soquel Drive,
with Soquel Drive being the main entrance. The Soquel Drive driveway would be
constructed opposite the Dominican Hospital stop-controlled driveway. The Commercial
Way driveway would be constructed within the Caltrans right-of-way on the eastern side of
the project site. Along both the Soquel Drive and Commercial Way frontages, a new
sidewalk, curb, and gutter would be constructed. A monument sign would identify the
business, as would a wall sign on the northern fagade. The drive-through pharmacy sign
would face west while the wall sign on the southern fagade would face Highway 1. The
project site is visible from Highway 1.

App. No. 181576: CVS ‘ Page | 11



The building is proposed to be 13,111 square feet, not including a 1,712 square foot
mezzanine which would be used for storage. The building would be located towards the
eastern side of the property with a pharmacy drive-through located along the site’s eastern
property line. A parking lot with 49 parking spaces would be located along the site’s Soquel
frontage and to the west of the new building, with a loading dock located at the rear of the
building. The trash and recycling enclosure would be in the project site’s southwest corner.

As noted above, the site used to support an auto wrecking business. Tests indicate that there
is residual arsenic and lead contamination in the north and northeast portion of APN 025-
071-20. According to the County’s Environmental Health Services (EHS) division, which
issued a conditional closure letter, the contamination does not currently pose a health hazard
(see Attachment 1) but could become a hazard with site disturbance such as grading. Given
this, the project is required to implement a Soils Management Plan which provides direction
on managing the site’s soils to ensure that construction workers and the public are protected
during site grading and development. A preliminary Soils Management Plan is included as
Attachment 2.

To develop the project, the two existing structures on the subject parcels would be
demolished. Those structures are an approximately 2,500 square foot storage building located
in the southeast portion of APN 024-071-05 and a furniture store with a second-story
residential unit on APN 024-071-20. The proposed grading includes 3,200 cubic yards of
excavation and 3,300 cubic yards of fill (100 cubic yards of fill net) to establish the site’s final
elevations and to ensure that storm runoff would be controlled. This grading would be
required to be done in conformance with the Soils Management Plan and the County’s
regulations regarding grading. A new retaining wall would be constructed along the site’s
eastern property line.

The existing conditions include about .74 acres of impervious area. With the project, the
impervious area would increase to 1.04 acres, a net change of 13,068 square feet (.3 acres).
Kimley-Horn and Associates prepared a Preliminary Stormwater Control Plan dated March
2019 to address the project stormwater runoff. The project engineer proposes to manage
stormwater runoff in the following way. Runoff from sidewalks, parking lots and the
building would be directed into landscape areas and three biofiltration treatment areas.
Because the geotechnical report found that the project site is not suitable for infiltration due
to clay soils, detention volumes have been provided that would ensure that the post project
runoff rate would not exceed the pre-development rate. Runoff would be collected and
released into the existing storm drain facilities.

Once the site work is completed, the building would be constructed. It is proposed to be
finished in stucco and stone veneer (Attachment 3). As designed, the mass and bulk of the
project has been reduced by using a variety of wall planes and finish materials. The building
has a pronounced entryway that would provide a strong visual cue to customers as to how to

Page | 12 | App. No. 181576: CVS



enter the building. The southern elevation building was designed in consideration of its
visual impact on Highway 1.

The applicant requests that the pharmacy be allowed to be open 24 hours a day, seven days a
week. The actual hours may be less than 24 hours per day. According to the applicant, the
typical hours of operations for CVS stores are 7 AM to midnight, seven days a week, and for
the pharmacy, 8 AM to 10 PM, Monday through Friday, with weekend pharmacy hours
being 9 AM to 7 PM. In addition to fulfilling prescriptions, the store would sell typical
pharmacy retail items such as non-prescription drugs, medical supplies, personal hygiene and
beauty items, household supplies, greeting cards, seasonal items, grocery, and sundry items.

App. No. 181576: CVS Page | 13



Less than

Significant
Potentially with Less than
Significant Mitigation Significant
Impact incorporated Impact No Impact

lll. ENVIRONMENTAL REVIEW CHECKLIST

A. AESTHETICS AND VISUAL RESOURCES
Except as provided in Public Resources Code section 21099, would the project:

1. Have a substantial adverse effect on a '
scenic vista? [ [] X [

Discussion: The project is located in in an urbanized commercial district along Highway
One. The project would not directly impact any public scenic vistas in the area.

2. Substantially damage scenic resources,
including, but not limited to, trees, rock D D & D
outcroppings, and historic buildings
within a state scenic highway?

Discussion: The project site is not located along a designated state scenic highway.

3. Substantially degrade the existing visual

character ory quagl’ity of public vievgs of the L] [:I L] b

site and its surroundings? (Public views

are those that are experienced from

publicly accessible vantage point). If the

project is in an urbanized area, would the

project conflict with applicable zoning

and other regulations governing scenic

quality?
Discussion: The project is located in the viewshed of Highway 1 which is designated as a
scenic road in the County’s General Plan. Views from Highway 1 are protected. General
Plan Policy 5.10.12 requires that new development within the viewshed of a scenic road
improve the visual quality through siting, architectural design, landscaping, and signage. In
this case, this infill project would be visible from Highway 1, Soquel Drive and Commercial
Way, which are all publicly accessible. The project site is located within the most urbanized
portion of Highway 1 in the County. Further, the site is located within a commercial
district that supports a broad range of businesses and architectural styles, including
Dominican Hospital, a gas station, office buildings, large retailers, and medical offices.
Numerous businesses are visible from Highway 1, including Marshall’s which has an

illuminated sign.

Because the existing structures on the parcel are dated and have been poorly maintained,
the proposed building, landscaping and improvements would be a substantial improvement
over the existing conditions. The site currently has no landscaping and a full landscape plan
is included in the project. Landscaping, including five trees along the Commercial Way
frontage, would soften the impact of the proposed development. In addition, the new
building been designed to minimize visual impacts to Highway 1 by continuing the

Page | 14 A App. No. 181576: CVS



Less than
Significant

Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

architectural detail to the back of the building, and the additional signage requested has
been reduced to the minimum amount needed to identify the business on this project site
with two frontages '

General Plan Policy 5.10.21 (Illuminated Signs Visible from Scenic Roads) prohibits
illuminated signs visible from a scenic road except for state and county directional signs and
in designated commercial and visitor-serving areas. The project site is located in a
commercial zone district along the most urbanized section of Highway 1 in the County’s
jurisdiction and so is eligible for an illuminated sign exception (County Code Section
13.10.587). In addition, because the project site has double frontages, the application
“includes a request to allow for four signs, instead of the one business sign and one
pedestrian-oriented sign allowed by Code. Given that only one of these signs would face
Highway 1, the visual impact would be minimized. Because the structure is a large,
commercial structure, the proposed 27.6 square foot sign would be in proportion to the
building. The drive-through sign faces west, i.e., not south towards Highway 1, and so its
impact on Highway 1 would be negligible.

Although the project includes an exception to reduce the required five-foot landscape strip
along the western and eastern property lines to about two feet (13.10.074(A)(1)(h)), this
exception would have virtually no impact on public views since it would be interior to the
project and not visible from public vantage points. Given that the project would
substantially improve the existing conditions and the fact that the area is a mostly built-out
commercial district, the project’s impact would be less than significant.

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

Discussion: The project would contribute an incremental amount of night lighting to the
visual environment. However, the following project conditions would reduce this potential
impact to a less than significant level: light standards in the parking lot would be limited to
15 feet in height, and all exterior light would be required to be directed onto the site and
shielded. The project site is located in an urbanized area where there is existing night
lighting.

B. AGRICULTURE AND FORESTRY RESOURCES

In determining whether impacts fo agricultural resources are significant environmental
effects, lead agencies may refer to the California Agricultural Land Evaluation and Site
Assessment Model (1997) prepared by the California Department of Conservation as an
optional model to use in assessing impacts on agriculture and farmland. In determining
whether impacts to forest resources, including timberland, are significant environmental
effects, lead agencies may refer to information compiled by the California Department of

App. No181576: CVS Page | 15



Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated impact No Impact

Forestry and Fire Protection regarding the state’s inventory of forest land, including the
Forest and Range Assessment Project and the Forest Legacy Assessment Project; and
forest carbon measurement methodology provided in Forest Protocols adopted by the
California Air Resources Board. Would the project:

1. Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide D D D &
Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources Agency, to non-
agricultural use?

Discussion: The project site does not contain any lands designated as Prime Farmland,
Unique Farmland, or Farmland of Statewide Importance as shown on the maps prepared
pursuant to the Farmland Mapping and Monitoring Program of the California Resources
Agency. In addition, the project does not contain Farmland of Local Importance. Therefore,
no Prime Farmland, Unique Farmland, Farmland of Statewide or Farmland of Local
Importance would be converted to a non-agricultural use. No impact would occur from
project implementation.

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

Discussion: The project site is zoned Community Commercial which is not an
agricultural zone district. Additionally, the project site’s land is not under a Williamson Act
contract. Therefore, the project does not conflict with existing zoning for agricultural use,
or a Williamson Act contract. No impact is anticipated.

3. Conflict with existing zoning for, or cause D D L__] <
rezoning of, forest land (as defined in
Public Resources Code section
12220(g)), timberland (as defined by
Public Resources Code section 4526), or
timberland zoned Timberland Production
(as defined by Government Code section
51104(9))?

Discussion: The project is not located near land designated as Timber Resource.
Therefore, the project would not affect the resource or access to harvest the resource in the
future.

4.  Result in the loss of forest land or ] ' ] ] X
conversion of forest land to non-forest
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Less than

Significant
Potentially with Less than
Significant Mitigation Significant
Impact incorporated Impact No Impact

use’?

Discussion: No forest land occurs on the project site or in the immediate vicinity. See
discussion under B-3 above. No impact is anticipated.

5. lnvqlve other changes in the e>.<isting. ] ] ] X
‘ environment which, due to their location

or nature, could result in conversion of

Farmland, to non-agricultural use or

conversion of forest land fo non-forest

use?
Discussion: The project site and surrounding area within a radius of about 1.6 miles does
not contain any lands designated as Prime Farmland, Unique Farmland, Farmland of
Statewide Importance or Farmland of Local Importance as shown on the maps prepared
pursuant to the Farmland Mapping and Monitoring Program of the California Resources
Agency. Therefore, no Prime Farmland, Unique Farmland, Farmland of Statewide, or
Farmland of Local Importance would be converted to a non-agricultural use. In addition,
the project site contains no forest land, and no forest land occurs within 2 miles of the
project site. Therefore, no impacts are anticipated.

C. AIR QUALITY
The significance criteria established by the Monterey Bay Air Resources District (MBARD)'
has been relied upon to make the following determinations. Would the project:

1. Conflict yvith or qbstruqt implementation of D D < D
the applicable air quality plan?

Discussion: The project would not conflict with or obstruct any long-range air quality

plans of the MBARD. Because general construction activity related emissions (i.e.,

temporary sources) are accounted for in the emission inventories included in the air quality

plans, impacts to air quality plan objectives are less than significant.

General estimated basin-wide construction-related emissions are included in the MBARD
emission inventory (which, in part, form the basis for the air quality plans cited below) and
are not expected to prevent long-term attainment or maintenance of the ozone and
particulate matter standards within the North Central Coast Air Basin (NCCAB). Therefore,
temporary construction impacts related to air quality plans for these pollutants from the
project would be less than significant, and no mitigation would be required, since they are
presently estimated and accounted for in the District’s emission inventory, as described
below. No stationary sources would be constructed that would be long-term permanent
sources of emissions.

! Formerly known as the Monterey Bay Unified Air Pollution Control District (MBUAPCD).
App. No181576: CVS Page | 17



Less than

Significant
Potentially with Less than
Significant Mitigation Significant
impact Incorporated Impact No Impact

The project would result in new long-term operational emissions from vehicle trips (mobile
emissions), the use of natural gas (energy source emissions), and consumer products,
architectural coatings, and landscape maintenance equipment (area source emissions).
Mobile source emissions constitute most operational emissions from this type of land use
development project. However, emissions associated with buildout of this type of project is
not expected to exceed any applicable MBARD thresholds. No stationary sources would be
constructed that would be long-term permanent sources of emissions. Therefore, impacts to
regional air quality as a result of long-term operation of the project would be less than
significant. '

Santa Cruz County is located within the NCCAB. The NCCAB does not meet state standards
for ozone and particulate matter (PMi) (Monterey Bay Unified Air Pollution Control
District (MBUAPCD), 2013a). These pollutants are both emitted during construction
activities.

The primary sources of reactive organic gases (ROG) within the air basin are on- and off-
road motor vehicles, petroleum production and marketing, solvent evaporation, and
prescribed burning. The primary sources of NOx are on- and off-road motor vehicles,
stationary source fuel combustion, and industrial processes. In 2010, daily emissions of
ROGs were estimated at 63 tons per day. Of this, area-wide sources represented 49%,
mobile sources represented 36%, and stationary sources represented 15%. Daily emissions of
NOx were estimated at 54 tons per day with 69% from mobile sources, 22% from stationary
sources, and 9% from area-wide sources. In addition, the region is “NOx sensitive,” meaning
that ozone formation due to local emissions is more limited by the availability of NOx as
opposed to the availability of ROGs (MBUAPCD, 2013b). '

PMuio is the other major pollutant of concern for the NCCAB. In the NCCAB, highest
particulate levels and most frequent violations occur in the coastal corridor. In this area,
fugitive dust from various geological and man-made sources combines to exceed the
standard. The majority of NCCAB exceedances occur at coastal sites, where sea salt is often
the main factor causing exceedance. In 2005 daily emissions of PM1 were estimated at 102
tons per day. Of this, entrained road dust represented 35% of all PM1o emission, windblown
dust 20%, agricultural tilling operations 15%, waste burning 17%, construction 4%, and
mobile sources, industrial processes, and other sources made up 9% (MBUAPCD, 2008).

Emissions from construction activities represent temporary impacts that are typically short
in duration, depending on the size, phasing, and type of project. Air quality impacts can
nevertheless be acute during construction periods, resulting in significant localized impacts
to air quality. Table 1 summarizes the threshold of significance for construction activities.
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Table 1: Construction Activity with Potentially Significant Impacts f ‘

Construction site with minimal eaoving | 8.1 acres per day

*Based on Midwest Research Institute, Improvement of Specific Emission Factors (1995). Assumes 21.75 working weekdays per month and
daily watering of site. )

l Note:  Construction projects below the screening level thresholds shown. above are assumed to be below the 82 Ib/day threshold of
| significance, while projects with activity levels higher than those above may have a significant impact on air quality. Additional
‘ mitigation and analysis of the project impact may be necessary for those construction activities.

Source: Monterey Bay Unified Air Pollution Control District, 2008.

Impacts

Construction

As required by the MBARD, construction activities (e.g., excavation, grading, on-site
vehicles) which directly generate 82 pounds per day or more of PMiw would have a
significant impact on local air quality when they are located nearby and upwind of sensitive
receptors (Table 1). Construction projects below the screening level thresholds shown in
Table 1 are assumed to be below the 82 Ib/day threshold of significance, while projects with
activity levels higher than those thresholds may have a significant impact on air quality.
The proposed project would require balanced grading with a net excavation volume of 100
cubic yards (3,200 CY cut and 3,300). Although the project would produce PMuio, it would
be far below the 82 pounds per day threshold. This would result in less than significant
impacts on air quality from the generation of PMio.

Construction projects using typical construction equipment such as dump trucks, scrapers,
bulldozers, compactors, and front-end loaders that temporarily emit precursors of ozone
(i.e., volatile organic compounds [VOC] or oxides of nitrogen [NOx]), are accommodated in
the emission inventories of state- and federally-required air plans and would not have a
significant impact on the attainment and maintenance of ozone ambient air quality standard
(AAQS) (MBUAPCD 2008).

Although not a mitigation measure per se (i.e., required by law), California ultralow sulfur
diesel fuel with a maximum sulfur content of 15 ppm by weight will be used in all diesel-
powered equipment, which minimizes sulfur dioxide and particulate matter.

The following BMPs would be implemented during all site excavation and grading.

Recommended Measures

No mitigation is required. However, MBARD recommends the use of the following BMPs for the
control of short-term construction generated emissions:

e Water all active construction areas at least twice daily as necessary and indicated
by soil and air conditions.
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e Prohibit all grading during periods of high wind (over 15 mph).

e Apply chemical soil stabilizers on inactive construction areas (disturbed lands
within construction projects that are unused for at least four consecutive days)

e Apply non-toxic binders (e.g., latex acrylic copolymer) to exposed areas after cut
and fill operations and hydroseed areas.

e Haul trucks shall maintain at least 2’ 0” freeboard.
e Cover all trucks hauling soil, sand, and other loose materials.

e Plant tree windbreaks on the windward perimeter of construction projects if
adjacent to open land.

e Plant vegetative ground cover in disturbed areas as quickly as possible.

e Cover inactive storage piles.

e Install wheel washers at the entrance to construction sites for all existing trucks.
e Pave all roads on construction sites.

o Sweep streets, if visible soil material is carried out from the construction site.

e Post a publicly visible sigh which specifies the telephone number and person to
contact regarding dust complaints. This person shall respond to complaints and
corrective action within 48 hours. The phone number of the Monterey Bay Air
Resources District shall be visible to ensure compliance with Rule 402
(Nuisance),

e Limit the area under construction at any one time.

Implementation of the above recommended BMPs for the control of construction-related
emissions would further reduce construction-related particulate emissions. These measures
are not required by MBARD or as mitigation measures, as the impact would be less than
significant without mitigation. These types of measures are commonly included as
conditions of approval associated with development permits approved by the County.

2. Result ina cumulqtivgly considerable ngt D [:] : & D
increase of any criteria pollutant for which
the project region is non-attainment under ‘
an applicable federal or state ambient air
quality standard?
Discussion: The primary pollutants of concern for the NCCAB are ozone and PMuio, as
those are the pollutants for which the district is in nonattainment. Project construction
would have a limited and temporary potential to contribute to existing violations of
California air quality standards for ozone and PMio primarily through diesel engine exhaust
and fugitive dust. The criteria for assessing cumulative impacts on localized air quality are
the same as those for assessing individual project impacts. Projects that do not exceed
MBARD’s construction or operational thresholds and are consistent with the AQMP would
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not have cumulatively considerable impacts on regional air quality (MBARD, 2008).
Because the project would not exceed MBARD’s thresholds and is consistent with the
AQMP, there would not be cumulative impacts on regional air quality.

3.  Expose sensitive receptors to substantial S
pollutant concentrations? D [:] = D

Discussion: Within 1,000 feet of the project site there are sensitive receptors; Dominican
Hospital and other medical offices are located across Soquel Drive about 300 feet to the
north and a childcare facility is located on Brookwood Drive about 600 feet to the
northwest.

Diesel exhaust contains substances (diesel particulate matter [DPM], toxic air contaminants
[TACs], mobile source air toxics [MSATs]) that are suspected carcinogens, along with
pulmonary irritants and hazardous compounds, which may affect sensitive receptors such as
young children, senior citizens, or those susceptible to respiratory disease. Where
construction activity occurs in proximity to long-term sensitive receptors, a potential could
exist for unhealthful exposure of those receptors to diesel exhaust, including residential
receptors.

MBARD’s CEQA Air Quality Guidelines indicate that the following traffic effects should be
assumed to generate a significant carbon monoxide (CO) impact, unless CO dispersion
modeling demonstrates otherwise:

o Intersections or road segments that operate at level of service (LOS) D or better
would operate at LOS E or F with the project's traffic;

o Intersections or road segments that operate at LOS E or F where the volume-to-
capacity (V/C) ratio would increase 0.05 or more with the project's traffic;

e Intersections that operate at LOS E or F where delay would increase by 10 seconds

or more with the project's traffic;

e Unsignalized intersections which operate at LOS E or F where the reserve capacity
would decrease by 50 or more with the project's traffic; or

o The project would generate substantial heavy-duty truck traffic or generate
substantial traffic along urban street canyons or near a major stationary source of
CO.

Impacts

Areas with high vehicle density, such as congested highways, intersections and parking
garages, have the potential to create high concentrations of CO, known as CO “hot spots,”
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which can expose sensitive receptors to substantial pollutant concentrations. See above for
CO hot spots analysis thresholds. Specifically, hot spots can be created at intersections
where traffic levels are sufficiently high such that the local CO concentration exceeds the
federal AAQS of 35 ppm or the state AAQS of 20 ppm.

As discussed in Section Q - Transportation, the Traffic Impact Analysis evaluated seven of
intersections in the vicinity of the project. Those intersections are (1) Soquel Drive and
Soquel Avenue, (2) Soquel Drive and Paul Sweet Road / Commercial Way, (3) Soquel Drive
and Hospital Drive / project driveway on Soquel, (4) Soquel Drive and Hospital Drive /
Commercial Way (5) Soquel Drive and Mission Drive, (6) Soquel Drive and Thurber Lane,
(7) Highway 1 northbound on-off ramp / Commercial Way and project driveway (for
locations see Attachment 4, page 6). Impacts occur in the cumulative plus project scenario
(i.e., in the year 2035 with the project). Intersection 7, which is the project’s southern
driveway, would operate in the cumulative PM condition at LOS D which would degrade to
LOS F with the project’s traffic. Delays at that intersection in the cumulative plus project
scenario would exceed ten seconds.

According to the traffic analysis by Kimley Horn, the project would increase the density of
retail pharmacies in the area, resulting in an overall net decrease in Vehicle Miles Travelled
(VMT). The California legislature adopted VMT as a measure of transportation impacts and
also in order to reduce air quality impacts (vis a vis greenhouse gas) through denser infill
development. Given that the project would decrease VMT, overall air quality for the region
would be improved as a result of the project. Further, the addition of vehicle trips to the
project intersections would not increase the volume to capacity ratio of any of the
intersections by five percent or more during either the AM or PM peak hours. The
intersection with the highest volume to capacity ratio increase is Soquel Drive and Mission
Drive during the PM peak hour when the change would be 1.56%, i.e., well below the five
percent threshold. Additionally, Intersection 7 has been identified by Caltrans as one
targeted for improvement as a part of an overall plan to redesign the Highway 1/ Soquel
Drive interchange. While not currently funded, the project has been designed by Caltrans
and their analysis shows that once constructed, the LOS for Intersection 7 would improve to
a LOS A.

The project includes a drive-through window. Drive-through windows can create a CO hot
spot as a result of cars idling either while being served or while waiting to be served. In this
case, the drive-through is limited to filling prescriptions. Unlike drive-through “fast food”
restaurants where the drive-through represents a substantial portion of the overall business,
the proposed drive-through is anticipated to account for less than 5% of the overall retail
sales since it would be used exclusively for prescriptions. For comparison, MBARD
identifies the threshold of significance for a “Fast Food w/Drive Thru” as being 15,600
square feet. This project, with 13,111 square feet and a low volume drive-through, would
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not cause a significant impact. The following condition would further ensure that the drive-
through does not pose an air quality risk.

BMP - Condition of Approval

Three signs shall be installed at the driveway directing customers driving combustion
engine-vehicles to turn off their vehicles while waiting. The signs shall be installed at
the beginning, middle and at the drive-through window itself.

The subject proposal reduces the region’s VMT and a retail pharmacy is not growth
inducing. These facts coupled with mitigation AQ-1 would reduce the overall air quality
impact of the project to less than significant. ‘ :

4.  Result in other emissions (such as those
leading to odors) adversely affecting a L] D b L]
substantial number of people?

Discussion: Land uses typically producing objectionable odors include agricultural uses,
wastewater treatment plants, food processing plants, chemical plants, composting,
refineries, landfills, dairies, and fiberglass molding. The proposed project does not include
any uses that would be associated with objectionable odors. Odor emissions from the
proposed project would be limited to odors associated with vehicle and engine exhaust and
idling from cars entering, parking, and exiting the facility. The project does not include any
known sources of objectionable odors associated with the long-term operations phase.

During construction activities, only short-term, temporary odors from vehicle exhaust and
construction equipment engines would occur. California ultralow sulfur diesel fuel with a
maximum sulfur content of 15 ppm by weight would be used in all diesel-powered
equipment, which minimizes emissions of sulfurous gases (sulfur dioxide, hydrogen sulfide,
carbon disulfide, and carbonyl sulfide). Construction-related odors would be short-term and
would cease upon completion. Therefore, no objectionable odors are anticipated from
construction activities associated with the project.

The project would not create objectionable odors affecting a substantial number of people;
therefore, the project is not expected to result in significant impacts related to objectionable
odors during construction or operation.

D. BIOLOGICAL RESOURCES
Would the project:

1. Have a substantial adverse effect, either
directly or through habitat modifications, L] D L] EI
on any species identified as a candidate,
sensitive, or special status species in local
or regional plans, policies, or regulations,
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or by the California Department of Fish
and Wildlife, or U.S. Fish and Wildlife
Service?

Discussion: Although the site is mapped as potential habitat for several species listed in the
California Natural Diversity Database (CNDDB), which is maintained by the California
Department of Fish and Wildlife, it was determined after a site visit by a County resource planner
that suitable habitat for these species unlikely to occur on the parcel. No special status species

“have been observed in the project area.

2. Have a substantial adverse effect on any N
riparian habitat or sensitive natural D D D A
community identified in local or regional
plans, policies, regulations (e.g., wetland,
native grassland, special forests, intertidal
zone, etc.) or by the California
Department of Fish and Wildlife or U.S.

Fish and Wildlife Service?

Discussion: There is no mapped or designated riparian habitat or other sensitive natural
community on or adjacent to the project site.

3. Have a substantial adverse effect on state D D D ]
or federally protected wetlands (including,
but not limited to marsh, vernal pool,
coastal, etc.) through direct removal,
filling, hydrological interruption, or other
means?

Discussion: There are no mapped or designated federally protected wetlands on or
adjacent to the project site.  Therefore, no impacts would occur from project
implementation.

4.  Interfere substantially with the movement ] ] ] <
of any native resident or migratory fish or
wildlife species or migratory wildlife
corridors, or impede the use of native
wildlife nursery sites?

Discussion: The project does not involve any activities that would interfere with the
movements or migrations of fish or wildlife or impede use of a known wildlife nursery site.

5. Conflict with any local policies or D ] D X}
" ordinances protecting biological resources
(such as the Sensitive Habitat Ordinance,
Riparian and Wetland Protection
Ordinance, and the Significant Tree
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Protection Ordinance)?

Discussion: The project would not conflict with any local policies or ordinances.

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

Discussion: The project would not conflict with the provisions of any adopted Habitat

Conservation Plan, Natural Community Conservation Plan, or other approved local,
regional, or state habitat conservation plan. Therefore, no impact would occur.

E. CULTURAL RESOURCES
Would the project:

1. Cause a substantial adverse change in
the significance of a historical resource D D D X]
pursuant to CEQA Guidelines Section
15064.5?

Discussion: The existing structures on the property are not designated as a historic

resource on any federal, state or local inventory. As a result, no impacts to historical
resources would occur from project implementation.

2. Cause a substantial adverse change in 4
the significance of an archaeological D L] L]
resource pursuant fo CEQA Guidelines
Section 15064.5?

Discussion: No archaeological resources have been identified in the project area.
Pursuant to SCCC section 16.40.040, if at any time in the preparation for or process of
excavating or otherwise disturbing the ground, or any artifact or other evidence of a Native
American cultural site which reasonably appears to exceed 100 years of age are discovered,
the responsible persons shall immediately cease and desist from all further site excavation
and comply with the notification procedures given in SCCC Chapter 16.40.040.

3. Disturb any human remains, including )
those interred outside of dedicated D D — D
cemeteries?

Discussion: Impacts are expected to be less than significant. However, pursuant to
section 16.40.040 of the SCCC, and California Health and Safety Code sections 7050.5-7054,
if at any time during site preparation, excavation, or other ground disturbance associated
with this project, human remains are discovered, the responsible persons shall immediately

App. No181576: CVS Page | 25



Less than

Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated impact No Impact

cease and desist from all further site excavation and notify the Sheriff-Coroner and the
Planning Director. If the coroner determines that the remains are not of recent origin, a
full archaeological report shall be prepared, and representatives of local Native American
Indian groups shall be contacted. If it is determined that the remains are Native American,
the Native American Heritage Commission will be notified as required by law. The
Commission will designate a Most Likely Descendant who will be authorized to provide
recommendations for management of the Native American human remains. Pursuant to
Public Resources Code section 5097, the descendants shall complete their inspection and
make recommendations or preferences for treatment within 48 hours of being granted
access to the site. Disturbance shall not resume until the significance of the resource is
determined and appropriate mitigations to preserve the resource on the site are established.

F. ENERGY
Would the project:

1. Result in potentially significant ] D X ]
environmental impact due to wasteful,

inefficient, or unnecessary consumption of
energy resources, during project
construction or operation?

Discussion: The project, like all development, would be responsible for an incremental
increase in the consumption of energy resources during site grading and construction and,
possibly, traffic delays during the construction phase. All project construction equipment
would be required to comply with the California Air Resources Board (CARB) emissions
requirements for construction equipment, which includes measures to reduce fuel-
consumption, such as imposing limits on idling and requiring older engines and equipment
to be retired, replaced, or repowered. In addition, the project would comply with General
Plan policy 8.2.2, which requires all new development to be sited and designed to minimize
site disturbance and grading. As a result, impacts associated with the small temporary
increase in consumption of fuel during construction are expected to be less than significant.

The project’s permanent operational energy use is also expected to be minimized through its
conformance with CALGreen, the state of California’s green building code, to meet all
mandatory energy efficiency standards. The project is a retail pharmacy which is a local-
serving business that, according to the Traffic Impact Analysis prepared for the project
(Attachment 4), would result in a reduction of vehicle miles travelled (VMT). A reduction
in VMT results in a reduction in greenhouse gasses.

In addition, the County has strategies to help reduce energy consumption and greenhouse
gas (GHG) emissions. These strategies included in the County of Santa Cruz Climate Action
Strategy (County of Santa Cruz, 2013) are outlined below.
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Strategies for the Reduction of Energy Use and GHG Emissions

¢ Develop a Community Choice Aggregation (CCA) Program, if feasible.

e Increase energy efficiency in new and existing buildings and facilities.

¢ Enhance and expand the Green Business Program.

e Increase local renewable energy generation.

¢ Public education about climate change and impacts of individual actions.

e Continue to improve the Green Building Program by exceeding the minimum
standards of the state green building code (Cal Green).

e Form partnerships and cooperative agreements among local governments,
educational institutions, nongovernmental organizations, and private businesses as a
cost-effective way to facilitate mitigation and adaptation.

¢ Reduce energy use for water supply through water conservation strategies.

Strategies for the Reduction of Energy Consumption and GHG Emissions from

Transportation

¢ Reduce vehicle miles traveled (VMT) through County and regional long-range
planning efforts.

¢ Increase bicycle ridership and walking through incentive programs and investment
in bicycle and pedestrian infrastructure and safety programs. ‘

e Provide infrastructure to support zero and low emissions vehicles (plug in, hybrid
plug-in vehicles).

e Increase employee use of alternative commute modes: bus transit, walking,
bicycling, carpooling, etc.

¢ Increase the number of electric and alternative fuels vehicles in the County fleet.

Therefore, the project would not result in wasteful, inefficient, or unnecessary consumption
of energy resources. Impacts are expected to be less than significant.

2. Conflict with or obstruct a state or local O D X ]
plan for renewable energy or energy
efficiency?

Discussion: AMBAG’s 2040 Metropolitan Transportation Plan/Sustainable Communities
Strategy (MTP/SCS) recommends policies that achieve statewide goals established by CARB,
the California Transportation Plan 2040, and other transportation-related policies and state

? Monterey Bay Community Power (MBCP) was formed in 2017 to provide carbon-free electricity. All Pacific Gas
& Electric Company (PG&E) customers in unincorporated Santa Cruz County were automatically enrolled in the
MBCP in 2018.
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