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 Section 1.0 

 Introduction 
This Final Environmental Impact Report (Final EIR) has been prepared by the County of Santa 

Cruz (County), as lead agency, in accordance with the requirements of the California 

Environmental Quality Act (CEQA) and the State CEQA Guidelines (CCR Section 15132).  

This Final EIR contains responses to comments received on the Draft Environmental Impact 

Report (Draft EIR) for the Nissan of Santa Cruz Project.  The Final EIR consists of the Draft 

EIR and this document, which includes comments on the Draft EIR, responses to those 

comments, and revisions to the Draft EIR. 

The Nissan of Santa Cruz Project consists of a proposed General Plan Amendment to amend 

the land use designation from Community Commercial (C-C) to C-S Service Commercial, a 

proposed rezoning from Community Commercial (C-2) to Service Commercial (C-4), the 

combination of eight parcels totaling approximately 2.6 acres into a single parcel, and 

encroachment permit for frontage improvements,  and a Commercial Development Permit and 

associated grading for construction of an approximately 12,551 square foot car dealership and 

9,996 square foot automobile service area.  The project requests a roadway and roadside 

exception to the Soquel Drive and 41st Avenue plan lines.    

1.1 Background 

On June 30, 2017, the County of Santa Cruz issued a Notice of Preparation (NOP) contained 

as Appendix A to the Draft EIR to inform agencies and interested parties that an EIR was being 

prepared for the above-described project, and invited comments on the scope and content of 

the document.  The purpose of an NOP is to provide sufficient information about the proposed 

project and its potential environmental impacts to allow agencies and interested parties the 

opportunity to provide a meaningful response related to the scope and content of the EIR, 

including mitigation measures that should be considered and alternatives that should be 

addressed (14 CCR Section 15082[b]).  The NOP was posted with the State Clearinghouse, 

posed on the County of Santa Cruz Planning Department website, and distributed to public 

libraries and decision makers.  A determination of which impacts would be potentially 

significant was made for this project based on review of the information presented in and 

comments received on the NOP, comments received as part of the public review process for 

the project, and additional research and analysis of relevant project data during preparation of 

the Draft EIR.  

The Draft EIR was released on December 27, 2017 for a 45-day public review and comment 

period ending on February 12, 2018.  The public review period was subsequently extended to 

February 20, 2018.  The Draft EIR was available for public review online at:  

http://www.sccoplanning.com/PlanningHome/Environmental/CEQAInitialStudiesEIRs/CEQ

ADocumentsOpenforPublicReview.aspx.  The Draft EIR evaluated the potential for the Nissan 

of Santa Cruz project to result in significant environmental impacts and determined that most 

http://www.sccoplanning.com/PlanningHome/Environmental/CEQAInitialStudiesEIRs/CEQADocumentsOpenforPublicReview.aspx
http://www.sccoplanning.com/PlanningHome/Environmental/CEQAInitialStudiesEIRs/CEQADocumentsOpenforPublicReview.aspx
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impacts would be less than significant, or would be mitigable to a level of less than significant.  

The Draft EIR found that project and cumulative impacts related to transportation/traffic 

impacts to Highway 1 would be significant with no feasible mitigation available; therefore, the 

Draft EIR concluded that these project impacts would be significant and unavoidable.  In 

addition, the Draft EIR determined that project impacts at the intersection of Soquel Drive and 

Robertson Street would be reduced to a less than significant level with signalization of the 

intersection; however, due to the lack of currently available or programmed funding and the 

uncertainty of funding in the future, the impacts to Soquel/Robertson were also considered to 

be significant and unavoidable.  Hardcopies of the Draft EIR were made available for review 

at the Planning Department and at the following locations: 

County of Santa Cruz 
Planning Department 
701 Ocean Street, 4th Floor 
Santa Cruz, CA 95060 

Porter Memorial Library 
3050 Porter Street 
Soquel, CA 95073 

Capitola Branch Library 
2005 Wharf Road 
Capitola, CA 95010 

Live Oak Branch Library 
2380 Portola Drive 
Santa Cruz, CA 95062 

1.2 Project Overview 

1.2.1 Project Location 

The project site is located in the central portion of Santa Cruz County, to the west of Soquel 

Village and to the north of the City of Capitola. The project site is located approximately 1,000 

feet north of Highway 1 and approximately 1,100 feet east of Rodeo Creek Gulch.  The site is 

bordered by Soquel Drive and 41st Avenue, on the north and east respectively; by a 

microbrewery and full service carwash to the south; and by a lumber yard to the west. Figure 

1-1 illustrates the regional location of the proposed project, and Figure 1-2 shows the project 

within the local context.   

The subject site of the proposed Nissan of Santa Cruz automotive dealership includes seven 

developed parcels and one undeveloped parcel located in the unincorporated Community of 

Soquel in Santa Cruz County.  The eight adjacent parcels consist of the following: APN 030-

121-06, 07, 08, 12, 13, 27, 53, and 57 (see Table 1-1).  A ninth parcel (030-121-34) is located 

within the immediate vicinity of the project area but is not part of the Proposed Project. The 

project parcels are situated to the south of Soquel Drive and west of 41st Avenue at their 

intersection.  Existing vehicular access to the site would be available from both east and 

westbound Soquel Drive and from southbound 41st Avenue.   

1.2.2 Existing Site Characteristics 

The current characteristics of the project site are summarized in Table 1-2 and in the discussion 

that follows.  Additional details of the current setting at the site can be found in Section 3.0, 

Environmental Setting, Impacts, and Mitigation Measures.   

The proposed development project site is relatively flat with a gradual downward slope to the 

south, consisting of eight individual parcels containing a mix of residential and commercial 

development. The surrounding area is developed with commercial development including,  
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Table 1-1: Nissan of Santa Cruz Proposed Parcels 

Assessor 
Parcel No. Acreage 

Existing 
Uses 

Existing Proposed 

General Plan 
Land Use Zoning 

General Plan 
Land Use Zoning 

030-121-06 0.302 Self-serve 
Car Wash 

C-C C-2 C-S C-4 

030-121-07 0.132 Self-serve 
Car Wash 

C-C C-2 C-S C-4 

030-121-08 0.162 SFD C-C C-2 C-S C-4 

030-121-12 0.202 SFD C-C C-2 C-S C-4 

030-121-13 0.280 SFD C-C C-2 C-S C-4 

030-121-27 0.819 Undeveloped C-C C-2 C-S C-4 

030-121-53 0.301 SFD C-C C-2 C-S C-4 

030-121-57 0.370 Retail Paint 
Store 

C-C C-2 C-S C-4 

Total 2.568  

Notes: 

C-C – Community Commercial;  

C-S – Service Commercial; 

C-2 – Community Commercial;  

C-4 – Service Commercial;  

SFD – Single Family Dwelling 

Source: County of Santa Cruz, 2017 

Home Depot, Best Buy, Safeway supermarket and gas station along with a variety of retail and 

commercial services.  The project site is bordered by Soquel Drive/commercial uses and 41st 

Avenue/commercial uses, on the north and east, a microbrewery and full service carwash to 

the south, and by a lumberyard to the west.  Ocean Honda, located within the C-4 Service 

Commercial zone, is located across Soquel Drive to the northwest across from the existing 

lumberyard. 

Table 1-2: Characteristics of the Project Site and Vicinity 

Project Site 

Assessor Parcel Numbers (APN) 030-121- 06, 07, 08, 12, 13, 27, 53, and 57 

Project Area Approx. 2.6 acres  

Land Use Designation  
(County of Santa Cruz General Plan) 

Community Commercial (C-C) 

Zoning Designation Community Commercial (C-2) 

Vicinity 

Surrounding Land Uses The site is bordered by Soquel Drive/commercial uses and 41st 
Avenue/commercial uses, on the north and east, a microbrewery and full 
service carwash to the south, and by a lumber yard to the west. 

Surrounding Land Use Designations 
(Santa Cruz County General Plan) 

North: Community Commercial (C-C) and Service Commercial (C-S) 

South: Community Commercial (C-C) 

East: Community Commercial (C-C) 

West: Community Commercial (C-C) 

Surrounding Zoning Designations North: Community Commercial (C-2); Service Commercial (C-4) 

South: Community Commercial (C-2) 

East: Community Commercial (C-2) 

West: Special Use (S-U); Community Commercial (C-2) 

Source:  County of Santa Cruz GISWEB (accessed September 20, 2017); County of Santa Cruz General Plan, 1994. 
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REGIONAL LOCATION MAP 

SANTA CRUZ COUNTY, CALIFORNIA 

Project Location 

Figure 1-1 
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Figure 1-2 

Project Location 
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All of the eight parcels comprising the project site are zoned C-2 (Community Commercial) 

which is consistent with the parcels’ General Plan designation of C-C (Community 

Commercial).  

1.2.3 Project Features 

The project proposes to construct a 12,551 square foot automobile dealership with a separate 

9,996 square foot automobile service building on a 2.568-acre site located at the southwest 

corner of the intersection of Soquel Drive and 41st Avenue in Soquel.  A conceptual site plan 

is shown in Figure 1-3.   

The site would provide 129 parking spaces to accommodate inventory as well as service and 

visitor parking.  Discretionary approvals would include a General Plan Amendment, Rezoning, 

Commercial Development Permit, Preliminary Grading Approval, and Sign Exception.  In 

addition, a roadside / roadway exception would also be required. 

The 12,551 square foot automobile dealership would be constructed primarily from aluminum 

composite metal panels, glass, and concrete block (Figure 1-4).  The two story structure would 

have a maximum height of 29 feet six inches with an additional four feet allowed for the Nissan 

Tablet sign, for a total height of 33 feet six inches.  The first floor amenities include a 

showroom, shared lounge, service advisors office, service manager office, sales offices, quiet 

lounge, restrooms, administrative conference room, parts department, and new vehicle 

delivery area.  The second floor amenities include a small meeting room, general manager’s 

office, administrative office, additional office, and bulk parts area. 

The 20 foot high single story 9,996 square foot service facility would provide six service bays 

with rollup doors, an oil change bay, car wash bay, restrooms, lounge, and oil and tool storage 

areas (Figure 1-5).  The service department would be constructed primarily from aluminum 

composite metal panels, glass, and concrete block as is the main dealership building.   

The project would also dedicate or provide approximately 15-feet for road right-of-way along 

the project frontage on Soquel Drive that would be used for an approximately 340 foot long 

right-turn pocket onto 41st Avenue from eastbound Soquel Drive (see Figure 1-3).  The existing 

signal light arm and associated control cabinet located at the corner of Soquel Drive and 41st 

Avenue would be relocated approximately 15 feet to the south to allow for the construction of 

the dedicated right-turn pocket.  In addition, two PG&E power poles and associated street 

lights would also be relocated approximately 15 feet to the south to accommodate the proposed 

turn pocket.  The project also proposes to meet and exceed its frontage improvement 

requirements by installing new curb gutter and standard ADA six-foot sidewalk along the 

entire project frontage of Soquel Drive and 41st Avenue, as well as along off-site frontages in 

order to connect to existing sidewalk improvements to both the west and the south.  

Specifically, the proposed project would provide a standard ADA six foot separated sidewalk 

along Soquel Drive from the project frontage west approximately 300 feet to connect with 

existing sidewalk per the approved plan line.  The proposed project would also provide a  
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standard ADA six foot separated sidewalk (where feasible, or contiguous sidewalk where 

necessary) along 41st Avenue from the project frontage south approximately 250 feet to 

connect with existing sidewalk at the traffic signal to Redwood Shopping Center per the 

approved plan line.   

The proposed project would install light fixtures during site development to provide visibility 

and security lighting during nighttime hours for the proposed automotive dealership.  Sixty-

four light fixtures would be mounted on 46 poles at a height of 15 feet to illuminate the 

parking/display areas and dealership.  All lighting would be directed downward onto the site 

and shielded such that there would not be overspill onto adjacent properties.  All light fixtures 

would have light-emitting diodes (LEDs) and would meet energy code requirements of the 

California Building Code.  These lights would range in power from 80 to 395 Watts and would 

have a neutral color temperature of 4000K.  Outside of approved hours of operation, all lighting 

(including sign lighting) would be turned off with exception of minimal lighting necessary to 

provide security of the site.  If necessary, dimmers and shields would be installed and/or 

fixtures would be relocated to eliminate glare and or excessive light from leaving the site. The 

project also includes a sign exception to increase the allowed square footage of signage. The 

location, size and color of all signage is outlined in the proposed sign plan (Attachment L).  

Proposed grading of the relatively flat project site includes 2,485 cubic yards of cut and 1,625 

cubic yards of fill with 860 cubic yards of export.  The proposed grading plan is provided in 

Figure 1-6.  Following demolition of the existing structures, the site would be cleared of loose 

soil, organics, and debris within the project limits.  This would include the removal of all 

demolition debris from existing and prior structures.  Non-engineered fill caused by the 

demolition and removal of structures would be removed and or processed according to the 

geotechnical investigation.  Engineered fill would be mechanically compacted to a minimum 

of 90 percent relative compaction.  Non-engineered fill would be removed and replaced as 

engineered fill in all paved areas.  No permanent cut or fill slopes are proposed for the project 

site.  Standard earthwork equipment would be used during site preparation and grading.   

Proposed onsite drainage improvements would collect onsite storm water via valley gutters, 

catch basins, storm drains, and biofiltration basins that would be infiltrated or would flow 

offsite into adjacent storm drain systems at the south end of the project site near the full service 

car wash.  The project would result in approximately 71,000 square feet of impervious area.  

Figure 1-7 provides the drainage plan for the proposed project site.   

The project proposes to retire unneeded existing Santa Cruz Water Department (SCWD) water 

services extending onto the project site from 41st Avenue. Figure 1-8 shows the utility plan.  A 

new ¾-inch water service would be installed from 41st Avenue to serve the facility.  In 

addition, an existing ¾-inch water service would be retrofitted into an irrigation service for 

the facility.  A 6-inch fire service backflow device would also be installed at the northwest 

corner of the project site near the project frontage that would also provide fire service to the 

7,500 square foot service area.  An 8-inch fire service water line would also be installed that 
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would be reduced to serve an onsite 6-inch fire hydrant.  An additional 6-inch fire hydrant 

would be installed along the 41st Avenue frontage.  A 4-inch sanitary sewer line would be 

installed from 41st Avenue, and existing electric, gas, and communication services would be 

assumed.  

The project proposes the combination of eight individual parcels with a total site area of 

approximately 2.568 acres (see Table 1-1).  Construction of the project is anticipated to take 

from six to twelve months. 

The project proposes to demolish existing onsite structures, which include one 4,700 square 

foot commercial building, a six-bay self-service car wash, and four single family dwellings with 

outbuildings ranging from approximately 650 to 1,100 square feet in size.  During site 

demolition, removal of the following mature trees would occur:  one 48 inch diameter at breast 

height (dbh) redwood tree, six Podocarpus ranging in diameter of 10 inches to 24 inches in 

dbh, and one 30 inch dbh walnut tree. 

1.3 Organization of Final EIR 

The Final EIR is organized as follows: 

Section 1.0 - Introduction 

This section provides an introduction and overview of the Final EIR, describes the 

background and organization of the Final EIR. 

Section 2.0 – Comments on the Draft EIR and Responses 

This section lists all parties who submitted comments on the Draft EIR, and contains copies 

of the comment letters received during the public review period and responses to those 

comments. 

Section 3.0 – Addenda and Errata to the Draft EIR 

The section presents revisions to the Draft EIR text made in response to comments, or by 

the lead agency to amplify, clarify or make minor modifications or corrections.  Changes 

in the text are signified by strikeouts where text is removed and by underline where text 

is added. 

Section 4.0 – List of Preparers 

This section identifies the lead agency contacts as well as the preparers of this Final EIR.   
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+- Section 2.0 

 Comments on the Draft EIR and Responses 
2.1 List of Commenters 

This Chapter contains written comments received on the Draft EIR and responses to the 

comments received.  The comment letters are presented in the order indicated in Table 2-1 

below, and the responses follow each letter.  Each comment and response is identified with 

corresponding numbers.  If the letter has no comments relevant to potentially significant 

environmental issues, then no response is necessary or provided.  The letters are organized by 

agencies, private organizations, and private individuals. 

Table 2-1: Comment Letters Received for the Nissan of Santa Cruz Project Draft EIR 

Number Commenter Date of Comment 

A. Federal Agencies 

1. No comments submitted. Not Applicable 

B. State Agencies 

1. No comments submitted. Not Applicable 

C. Local Agencies 

1. City of Santa Cruz Water Department February 9, 2018 

2. Monterey Bay Air Resources District February 12, 2018 

D. Private Organizations 

1. The Campaign for Sensible Transportation February 12, 2018 

2. Bike Santa Cruz County February 15, 2018 

3. Mission: Pedestrian February 18, 2018 

4. Sierra Club – Santa Cruz County Group of the Ventana Chapter February 18, 2018 

E. Private Individuals 

1. Maria Gitin December 27, 2017 

2. Joe Clarke December 27, 2017 

3. Linda Milgate December 27, 2017 

4. Rachmat Martin December 28, 2017 

5. Sandy Skees December 29, 2017 

6. Lisa Sheridan January 1, 2018 

7. Keith Adams January 2, 2018 

8. Catherine Crane January 4, 2018 

9. Lester Ma January 8, 2018 

10. Stan January 9, 2018 

11. Will Cassilly January 21, 2018 

12. Clay Butler January 22, 2018 

13. Steven McArdle January 22, 2018 

14. Clay Butler January 22, 2018 

15. Jason Dane January 22, 2018 

16. Lleni Carr January 30, 2018 

17. Mark Jordan January 29, 2018 

18. Barbara Gabriel Litsky January 30, 2018 
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19. Richard E. Zscheile January 30, 2018 

20. Will Cassilly February 3, 2018 

21. Nanda Currant February 3, 2018 

22. Dana Bagshaw February 7, 2018 

23. Nancy Inferrera February 8, 2018 

24. Karin Lynn February 8, 2018 

25. Craig Wilson February 9, 2018 

26. Lisa Sheridan February 9, 2018 

27. Sue Burry February 9, 2018 

28. Anabella Antonino February 10, 2018 

29. Maureen Ryan February 11, 2018 

30. Barbara Carriker February 11, 2018 

31. Anonymous February 12, 2018 

32. Azra Simonetti February 15, 2018 

33. John B. Hultgren February 15, 2018 

34. Vivian Fenner-Evans February 15, 2018 

35. Virginia C. Fette February 16, 2018 

36. Jan Kampa February 16, 2018 

37. Ken Smith February 16, 2018 

38. Jerry and Lynn Neilsen February 18, 2018 

39. Rossanna Dybdahl February 19, 2018 

40. Kathie Method February 19, 2018 

41. Daniel Young February 19, 2018 

42. John Ellis February 19, 2018 

43. Kerry Taub February 19, 2018 

44. David Parks February 19, 2018 

45. Lyn Hood February 19, 2018 

46. Johanna Bowen February 19, 2018 

47. Bill Miller February 19, 2018 

48. Ann Steinlauf February 19, 2018 

49. Laura VanDerslice February 19, 2018 

50. Anthony Silverira February 19, 2018 

51. Denise Kennedy February 20, 2018 

52. Judith C. Zscheile February 20, 2018 

53. Catherine Crane February 20, 2018 

54. Azra Simonetti February 20, 2018 

55. Dianne Dryer February 20, 2018 

56. 
Vivian Fenner-Evans; Anita Gabriel; Jan Kampa; Liz Levy; Robert 
Morgan; Lisa Sheridan; Katherine Sweet February 20, 2018 

57. Jan Kampa February 20, 2018 

58. Lisa Sheridan February 20, 2018 

59. Karen Poret February 20, 2018 

60. Kelly Caborn February 20, 2018 

61 Forest Cambell February 20, 2018 

62 Elizabeth Levy February 20, 2018 
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2.2 Comments and Responses on the Draft EIR 

A. FEDERAL AGENCIES 

No comments submitted.  

B. STATE AGENCIES 

No comments submitted.  

C. LOCAL AGENCIES 

Comment Letter C-1 

City of Santa Cruz Water Department  

 

 

 

1-1 

 

 

 

1-2 

1-3 
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Response to Comment Letter C-1 

City of Santa Cruz Water Department  

1-1 Comment noted.  

1-2 The project site currently contains three single family residences, a commercial 

building, and a car wash.  The combined annual water use is 1,492 gallons of water per 

day or 544,580 gallons per year, based upon an estimate of water consumption found 

in Appendix M to the Final EIR. The proposed project would contain a showroom 

building, service building, car washing bay and landscaping.  The total daily water 

consumption is estimated at 1,005 gallons per day or 367,000 gallons per year.  The 

proposed project would result in a net reduction of 487 gallons per day or 177,580 

gallons per year. 

1-3 Comment noted.  Figure 2-8 of the Draft EIR has been corrected to include the correct 

plan sheet showing proposed utilities.  See Section 3.0 Addenda and Errata to the Draft 

EIR for the corrected Figure 2-8.   

1-4 Comment noted.  The proposed project will be designed to comply with Santa Cruz 

Municipal Code Section 16.02.040(h) and Chapter 16.16.  Section 1.4.7 Public Services 

and Utilities has been revised to include consistency with the Santa Cruz Municipal 

Code.  See Section 3.0 Addenda and Errata to the Draft EIR.  

 

1-4 
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Comment Letter C-2 

Monterey Bay Air Resources District  

 

 

 

 

2-1 

 

2-2 
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Response to Comment Letter C-2 

Monterey Bay Air Resources District  

2-1 Comment noted.  Section 3.5 Hazards and Hazardous Materials on page 3.5-19 of the 

Draft EIR contains Mitigation Measure HAZ-1 that addresses impacts of potential 

impacts from both lead based paints (LBPs) and asbestos containing materials (ACMs).  

The measure requires that the applicant conduct a survey for the presence of both LBPs 

and ACMs prior to demolition of structures contained on APNs 030-121-08, 030-121-

12 and 030-121-13.  The structures should be inspected by a qualified environmental 

specialist for the presence of ACMs.  This measure has been amended in the Final EIR 

to reference 40 CFR Part 61 M and to include compliance with Rule 424, which 

includes notification of the Air District 10 days prior to the demolition.  The proposed 

project would be consistent with Rule 439 requiring that no visible emissions 

whatsoever are allowed during building removals.  Rule 439 limiting particulate 

emissions has been addressed in Section 3.2 Air Quality of the Draft EIR on page 3.2-

13.   

2-2 Comment noted.  The use of equipment that conforms to the Air Resources Board’s 

Tier 3 or Tier 4 emissions standards and the use of alternative fuels has been added to 

the list of the MBARD BMPs on page 3.2-18 of the Draft EIR.   

 

2-3 
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2-3 Comment noted.  If deemed feasible, Mitigation Measure TRA-1 would incorporate a 

coordinated system of signals using an actuated system from Main Street to 41st Avenue.  

The Adaptive Signal Control Technology is not likely to be implemented as a part of 

this measure at this time, however, the County Department of Public Works indicates 

that it may be implemented at some future time. 

  



Nissan of Santa Cruz Project Final EIR 
Section 2.0: Comments on the Draft EIR and Responses 

 

 
Page 2-8  April 2018 

D. PRIVATE ORGANIZATIONS 

Comment Letter D-1 

The Campaign for Sensible Transportation  

 

 

 

 

 

 

 

 

 

 

 

1-1 
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1-1 
cont. 
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1-1 
cont. 
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1-2 
cont. 
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Response to Comment Letter D-1 

The Campaign for Sensible Transportation  
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1-1 The SSCC Plan is a planning and feasibility study, and not an adopted policy or 

regulatory document as is the 1994 County of Santa Cruz General Plan.  See discussion 

in Section on page ES-4 under Areas of Known Controversy, and Table 3.6-4 

Assessment of Relationship of Proposed Project to the Sustainable Santa Cruz County 

Plan Guiding Principles on page 3.6-31 of the Draft EIR.   

Current zoning of the project site would allow mixed use development with an 

approved development permit, with up to 50% of the project square footage allowed to 

be used for residential purposes. The EIR evaluated potential mixed use of the project 

site under current zoning as an alternative to the proposed auto dealership, and also 

evaluated an alternative consisting of development of the site with community/retail 

commercial uses consistent with existing zoning rather than the proposed service 

commercial use.  

Economic feasibility analysis of these two alternatives was carried out by a consultant 

to the County, and a letter assessment by Paul Peninger of AECOM, issued in March 

2018, is provided as Appendix Q to this Final EIR.  The Assessment indicates that "the 

bottom line measure of feasibility is the land residual that is left over after taking into 

account all revenues and costs for the two hypothetical development alternatives.  A 

negative land residual indicates an infeasible project, whereas a positive land residual 

indicates a potentially feasible development if the resulting land price is sufficient to 

incentivize sale of the site by a willing property owner." 

The consultant's financial feasibility analysis of the two alternatives to the proposed 

project determined for the C-2 community commercial alternative that "…based on 

prevailing commercial market conditions, current County zoning requirements, and 

development costs, the community commercial alternative does not yield a positive 

land residual.  This finding is not surprising given that the site has been underutilized 

for quite some time, and surrounding commercial properties in the market area have 

also struggled with vacancies and slow lease-up rates.  In general, the market for 

traditional "brick and mortar" retail in urban and suburban areas of the United States 

has been in a state of dramatic flux over the past decade or so, making the feasibility of 

most new 100 percent infill commercial retail sites very challenging for most sites, and 

in particular in areas that are already saturated with chain retail uses."  For the C-2 

mixed use alternative, the analysis indicated that "The mixed-use alternative performs 

somewhat better than the community commercial alternative, based on the strong 

assumed demand for residential rental uses in Santa Cruz County.  As shown, this 

prototype yields a positive land residual, but it is only marginally positive and would 

likely not return a final land price that would be highly or sufficiently attractive to the 

property owner to induce a land sale.”     

It should be noted that Strategy T-3.3 of the County of Santa Cruz Climate Action 

Strategy states, “Support the goals of the Monterey Bay Electric Vehicle Alliance 
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(MBEVA) through pursuit of funding for installation of publicly-available EV charging 
stations; supportive policies, including streamlined EV charging station permit 
processing, and increased number of EVs in the county fleet; attracting electric vehicle 
businesses to the County.”  The Nissan Leaf was the first modern all-electric, zero 

tailpipe emission five door family hatchback to be produced for the mass market from 

a major manufacturer.  The proposed Nissan dealership would continue to support zero 

emission electric vehicles in the County that are manufactured and distributed by 

Nissan helping to further reduce tailpipe emissions statewide. 

Transportation Choices: At the time of the preparation of the EIR, the Santa Cruz 

County Regional Transportation Commission had not completed the Unified Corridors 

Study. There is no basis to assume a recommendation to relocate the existing Metro bus 

stop located east of the project site to in front of the project site would improve transfer 

between buses. The proposed pedestrian improvements (ADA compliant separated 

sidewalks) along the project frontage would result in safer pedestrian movements. The 

proposed roadway improvements are consistent with the County Plan Line for Soquel 

Drive and 41st Avenue.  

Unique Community Character: The SSCC Plan envisions the approximately 43 acre 

Upper 41st Ave Focus area as a modern employment district with a variety of 

commercial, office, light industrial, and live/work uses.  Retail uses that support a 

pedestrian –friendly environment would front 41st Avenue. However, the Plan 

proposed no change to the existing zoning of the project site; the key focus of potential 

land use changes in this area was on how lumberyard properties could transition in the 

future. The project site consists of approximately 2.7 acres with approximately 365 feet 

of frontage along 41st Avenue, and was not envisioned to be part of a "modern 

employment district" under a potential future "workflex" land use designation/zoning. 

Economic Viability:  The purpose of analysis under CEQA is to analyze and mitigate 

for potential physical environmental impacts, not economic impacts unless they could 

result in a significant physical impact to the environment.  Blight can be an 

environmental impact related to economic and/or feasibility conditions; the subject site 

can be considered blighted and the proposed project would remove blight conditions 

and improve the site with modern and viable uses. Tax revenue is a byproduct of the 

project as any commercial retail project, and one of the project objectives for the 

proposed project.   

1-2 Housing Element, Policy 1.1, Housing Element Program 2.7, and Housing Element 

Program 2.8: Table 3.6-2 of the Draft EIR Provided Policy Consistency with the County 

of Santa Cruz 1994 General Plan.  “Goal 1 of the 2015 Housing Element states: Ensure 
land is available to accommodate an increased range of housing choices, particularly 
for multi-family units and smaller-sized units.   
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According to the 2015 Santa Cruz County Housing Element, there are adequate sites 

available to meet the County’s Regional Housing Needs Assessment (RHNA). The 

following policies and programs protect those designated sites and also identify other 

measures that will increase the feasibility of developing those sites to accommodate the 

needed housing.” Therefore, Housing Element Policy 1.1, Housing Element Program 

2.7, and Housing Element Program 2.8 do not apply to the proposed project. 

Circulation Element 3.1.1 Land Use Patterns: As indicated in Table 3.6-2 of the Draft 

EIR, the project would be consistent with General Plan Policy CIR-3.1.1. Further, 

development of the project site is not required to include a mixed use component and 

the project includes offsite improvements that would enhance walkability in the 

surrounding area by providing continuous sidewalks where currently they do not exist. 

Circulation Element Policy 3.4.1 Transit Facilities and Roadway Design: Although the 

project includes installation of the right turn pocket as part of the required frontage 

improvements for consistency with the Soquel Drive Plan Line, it is not a road 

improvement project.  As indicated in Table 3.6-2 of the Draft EIR, the project would 

be consistent with General Plan Policy 3.4.1. Existing transit stops are located within 

500 feet of the project site and the project does not warrant additional transit facilities 

in that the project does not represent a significant impact upon the area transit system. 

Circulation Element 3.4.5 Bus Pullouts:  See Table 3.6-2 of the Draft EIR.  The proposed 

project would be consistent with this General Plan policy.  Existing transit stops are 

located within 500 feet of the project site and the project does not warrant additional 

transit facilities in that the project does not represent a significant impact upon the area 

transit system. 

Circulation Element 3.6.1 Transit-Friendly Design:  See Table 3.6-2 of the Draft EIR.  

The proposed project would be consistent with this General Plan policy.   

Public Resources Code 21081and 21081.5, and CEQA Guidelines Section 15093, require 

that the County of Santa Cruz balance the economic, legal, social, technological, or 

other benefits of a proposed project against  its unavoidable environmental effects when 

determining to approve a project.  And if specific economic, legal, social, technological, 

or other benefits outweigh the unavoidable adverse environmental effects, the adverse 

effects may be considered “acceptable.” 

1-3 Objective #1: The applicant has clearly chosen the project area for his business venture 

within the unincorporated County of Santa Cruz.  He has consciously decided he would 

like to relocate his business from its current location in the City of Santa Cruz to the 

unincorporated area of Santa Cruz County. 

Objective #2: It should be noted that the change in project zoning is a part of the 

proposed project.  Page 2-2 of the project description in the Draft EIR contains Table 
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2-1 – Nissan of Santa Cruz Proposed Parcels, which clearly describes the existing and 

proposed general plan and zoning changes proposed by the project.   

Objective #3: Again, Table 2-1 on page 2-2 clearly outlines the eight parcels that are 

included in the project description to be combined for use as the site of a single 

automotive dealership.  

Objective #4: The centrally located commercial site is clearly currently underutilized 

with an antiquated commercial building constructed in 1946 with minimal front and 

side setbacks from Soquel Drive and 41st Avenue (no space for sidewalks), dilapidated 

single-family homes, a self-serve car wash and undeveloped land.   

Objective #5: Please see response under Objective #1 above.  The applicant has clearly 

chosen to relocate his business from the City of Santa Cruz to the unincorporated 

County of Santa Cruz.  Therefore, it is clear that tax revenue from his proposed 

relocated business would be contributed to the unincorporated County of Santa Cruz.   

1-4 Alternative No. 1 – No Project/No Development Alternative is correct as written in the 

Draft EIR on page 5-3. The existing uses would remain under this alternative.  Although 

the existing residences are non-conforming, they could still be occupied as residences 

under this alternative.  The commercial building and car wash could also continue to 

operate as such.  Redevelopment of the site under a No Project alternative would 

require a new separate discretionary approval; and therefore, would not be considered 

a No Project/No Development alternative.   

1-5 As described in Chapter 5 of the Draft EIR, it is accurate that the mixed use 

development alternative (380) would result in fewer automobile trips generated than 

the commercial development alternative (625).  Automobile dealerships do not 

generate as many vehicle trips as other types of commercial and mixed use 

developments.  The near term (2018) considers future traffic forecasts estimated for 

developments anticipated to occur at the time the project would be constructed in 

approximately the year 2018.  Also, the cumulative scenario is based on future traffic 

forecasted for developments anticipated to occur through 2035.   

1-6 Comment noted regarding traffic impact fees.  Table 3.8-2 – Existing Conditions 

Intersection Level of Service on page 3.8-6 of the Draft EIR clearly shows that the 

intersections of Soquel Drive and Porter Street and Soquel Drive and Robertson Street 

operate at LOS E and F in the PM peak hour and LOS E for both in the AM peak hour.  

Table 3.8-1 – Intersection Level of Service Definitions on page 3.8-5 of the Draft EIR 

states that LOS F is “Forced breakdown flow that causes reduced capacity.  Stop and go 

traffic conditions.  Excessive long delays and vehicle queuing.”  The proposed project 

would add less than one second of delay during peak hour to these poorly performing 

intersections.  With the signalization of Soquel Drive and Robertson Street, and the 

improvements at Soquel Drive and Porter Street, the PM peak hour would improve to 

LOS D at both intersections.  LOS D is the minimum acceptable standard as stated in 
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General Plan Policy 3.12.1.  According to Table 3.8-1 – Intersection Level of Service 

Definitions, LOS D is “Approaching unstable flow.  Operation of individual users 

becomes significantly affected by other vehicles.  Delays may be more than one cycle 

during peak hours.”  Significant congestion would still remain with implementation of 

the proposed improvements.  Therefore, speeding through intersections during peak 

hours is highly unlikely.  The use of a flashing red light during peak hours as suggested 

for Soquel Drive and Robertson Street is effectively the same as the existing stop sign 

controlled intersection.  No improvement is level of service would occur.   

Induced travel in this case is speculative under CEQA and is not reasonably foreseeable.  

An indirect physical change is to be considered only if that change is a reasonably 

foreseeable impact which may be caused by the project.  A change which is speculative 

or unlikely to occur is not reasonably foreseeable (15064 (d)(3)).  Induced travel from 

the proposed mitigation seems to imply that the improvement would result in free 

flowing travel through those intersections.  This is not the case.  As stated above, the 

LOS would improve to the minimum standard of LOS D during the PM peak hours and 

LOS B and C during AM peak hours.  Comments noted regarding proposed alternative 

mitigation to fund transit, bike and pedestrian improvements.  A transit-only lane on 

Soquel Drive is not proposed under the Santa Cruz County Regional Transportation 

Plan as part of project CO-P19 which is mostly unconstrained in the 2014 RTP.   
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Comment Letter D-2 

Bike Santa Cruz County  

 

 

 

 

2-1 

 

2-2 

2-3 
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Response to Comment Letter D-2 

Bike Santa Cruz County  

2-1 Comment noted.  Class II facilities, which are striped bike lanes along the street, exist 

along both sides of Soquel Drive and along both sides of 41st Avenue in the project 

vicinity.  The project proposes a through bike lane on Soquel Drive along the project 

frontage between the proposed right-turn pocket and the adjacent southbound through 

lane.  Bicyclists turning right onto 41st Avenue would be required to share the lane with 

cars as they turn right onto 41st Avenue.  The project would also provide a sidewalk 

along the project frontage that does not currently exist where a cyclist could choose to 

walk their bike around the corner rather than sharing the lane.   

2-2 The conversion of the on-street loading zone at the intersection of Soquel Drive and 

Porter Street would not impact the through bike traffic on the south side of the 

eastbound approach to the intersection.  The project would extend the green lane the 

entire length of the right turn pocket with dashed green lines at the entrance to the 

turn pocket where any conflicts could occur between motorists and cyclists.  As a result, 

2-3 
cont. 

 

2-4 

2-5 
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cyclists and motorists would share the lane along the length of the turn pocket only 

during peak hours.  See Mitigation Measure TRA-2 on page 3.8-22 of the Draft EIR. 

2-3 Comment noted.  Please see response to comment D-1-6 above addressing increase in 

motorist speed.  The signal at Soquel Drive and Robertson Street intersection is not in 

the design phase yet. As a result, the County is not able to determine at this time the 

type of improvements that would be provided as such location. Nevertheless, bicycle 

improvements such as a bike box would be examined at that time. 

2-4 Comment noted.  See response D-2-3 above.   

2-5 The project proposes to install a bike rack to accommodate 23 bicycles.  No loaner 

bicycles would be provided customers dropping off their vehicles for service.  However, 

a vanpool would be provided to drop customers off and pick them up as needed.   
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Comment Letter D-3 

Mission: Pedestrian  

 

3-1 

3-2 

3-3 

3-4 

3-5 

3-6 

3-7 

3-8 

3-9 
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Response to Comment Letter D-3 

Mission Pedestrian  

3-1 The Sustainable Santa Cruz County (SSCC) Plan is a Planning and Feasibility Study, 

and not an adopted policy or regulatory document. The SSCC Plan did not propose any 

changes to the existing Community Commercial (C-2) Zoning of the project site. While 

Mixed-use is an allowed use within the C-2 zone district, the project site was not 

identified specifically for mixed use development. The project proposes several offsite 

pedestrian improvements that would result in enhanced walkability of the corner of 

41st Avenue and Soquel Drive. 

3-2 See response to comment D-1-1.  

3-3 Conversion of one lane of Soquel Drive to bus rapid transit is not a feasible or a 

proportional mitigation for the proposed development. As indicated in the TIA report 

prepared by Kimley Horn dated October 2017, queuing of vehicles is a result of 

signalization and timing of intersections. The proposed mitigation would improve the 

Level of Service (LOS) to the impacted intersections by reducing delay for all vehicles 

including buses. Reducing the number of lanes would further decrease the LOS causing 

even greater delays. 

3-4 Comment noted.  The traffic signal would be timed to allow the needed time for 

pedestrians to safely cross the intersection at the designated crosswalk.  Vehicles are 

currently allowed to turn right onto Porter Street from Soquel Drive on a red light if 

clear, or on a green light.  In addition, the proposed right-turn pocket at this 

Soquel/Porter intersection would only be operational during peak traffic hours.  

Outside of those hours, the right-turn pocket would continue to be used as a loading 

zone. 

3-5 Comment noted.  Your comment assumes that pedestrians would not be interested in 

viewing the proposed landscaping and vehicles for sale as they walk along the project 

frontage sidewalk, nor does it acknowledge the current frontages consist of a self-serve 

car wash, a paint store with minimal storefront visual appeal, vacant land, parking 

areas, and dilapidated old single family residential structures.  The proposed sidewalk 

and landscape strip would provide for a much safer passage through the project area 

than currently exists with no sidewalk.   

3-6 Comment noted.  The ramp on the plans appears to be somewhat out of alignment with 

the existing crosswalk on 41st Avenue.  It should be noted however, that the proposed 

curb ramp design is consistent with the County of Santa Cruz Department of Public 

Works Design Criteria (February 2017 edition) Figure ST-8b: Curb Ramp Type B.  The 

alignment of this ramp will be looked at further during final design.   

3-7 The installation of the right-turn pocket from Soquel Drive onto 41st Avenue would not 

increase the crossing distance on 41st Avenue.  Comment noted.  In Figure 3.1-2 the 
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cyclist should have been shown riding outside of the crosswalk in the travel lane.  It 

appears they are on the very edge of the crosswalk. 

3-8 The posted speed limit entering Soquel Village on Soquel Drive at both ends of the 

village is 25 miles per hour.   Speed of vehicles in excess of the posted speed limit or 

vehicles running red lights are the responsibility of the Sheriff and CHP to enforce in 

the unincorporated area.  As reviewed earlier, even if the signal is implemented, the 

intersection would still experience levels of congestion which would not accommodate 

speeding through the village. 

3-9 Roundabouts can be a good approach to control an intersection without the use of stop 

signs or signals under certain conditions.  A roundabout that would accommodate 

Soquel Drive traffic levels and movements would take much more right-of-way than is 

available to construct.  For this reason, it is not feasible.   
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Comment Letter D-4 

Sierra Club – Santa Cruz County Group of the Ventana Chapter  

 

 

4-1 

4-2 

 

4-3 
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4-3 
cont. 

4-4 

4-5 

4-6 

4-7 
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Response to Comment Letter D-4 

Sierra Club – Santa Cruz County Group of the Ventana Chapter  

4-1 Comment noted.   

4-2 Comment noted.   

4-3 The Sustainable Santa Cruz County (SSCC) Plan is a Planning and Feasibility Study, 

and not an adopted policy or regulatory document. Table 3.6-4 on page 3.6-31 of the 

Draft EIR provides an assessment of the proposed project against the Sustainable Santa 

Cruz County (SSCC) Plan guiding principles. The SSCC Plan does not specifically 

designate the project site for mixed use development. 

4-4 Comment noted.   

4-5 As stated in the project description on page 2-5 of the Draft EIR, “The project would 

also dedicate or provide approximately 15 feet for road right-of-way along the project 

frontage on Soquel Drive that would be used for an approximately 340 foot long right-

turn pocket onto 41st Avenue from eastbound Soquel Drive.”  This improvement is 

specified in the Soquel Drive plan line prepared by the County of Santa Cruz 

Department of Public Works.  Soquel Drive would continue to have four through lanes 

(two in each direction) and a right-turn pocket as proposed, and a left turn pocket into 

the Soquel Tower Plaza shopping center.  Left-hand turns out of the project site onto 

Soquel Drive would only be possible from the western driveway out into the existing 

center turn lane designated by broken double yellow lines.  A left turn from the eastern 

most driveway across Soquel Drive would cross solid double yellow lines and would 

not be permitted.   

4-6 The project site has been designed to accommodate transport trucks delivering vehicles 

by entering the site via the driveway on 41st Avenue, unloading vehicles, and exiting 

out the western most driveway on Soquel Drive.  No turning lane hazards are 

anticipated.  Large delivery trucks routinely negotiate 41st Avenue and Soquel Drive for 

deliveries to Home Depot, Safeway, and Best Buy.   

4-7 Comment noted.  A complete transportation impact analysis was prepared and has been 

included as Appendix G of the Draft EIR. 
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E. PRIVATE INDIVIDUALS 

Comment Letter E-1 

Maria Gitin  

 

Response to Comment Letter E-1 
Maria Gitin  

1-1 Comment noted. 

Comment Letter E-2 

Joe Clarke  

 

1-1 

2-1 

2-2 

2-3 
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Response to Comment Letter E-2 

Joe Clarke  

2-1 Comment noted.   

2-2 Comment noted.  

2-3 Comment noted.   

Comment Letter E-3 

Linda Milgate  

 

Response to Comment Letter E-3 

Linda Milgate  

3-1 Please see Section 1.4.2 Biological Resources of the Draft EIR.  The project site provides 

some potential habitat for migratory birds that are protected under the federal 

Migratory Bird Treaty Act.  Please see the project features that are provided in Section 

1.4.2 of the Draft EIR to ensure no nesting migratory birds are adversely impacted.  The 

 

3-1 

3-2 

 

3-3 

 

3-4 
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project site provides little habitat for other species that are protected by federal, state 

or local laws. 

3-2 Comment noted. 

3-3 Comment noted.  

3-4 Comment noted. 

Comment Letter E-4 

Rachmat Martin  

 

Response to Comment Letter E-4 

Rachmat Martin  

4-1 Comment noted. 

4-2 Comment noted. 

4-1 

 

4-2 
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Comment Letter E-5 

Sandy Skees  

 

Response to Comment Letter E-5 

Sandy Skees  

5-1 Section 5.5 of the Draft EIR, Alternative No 4: Mixed Use Development, provides a 

mixed use project alternative that analyzes impacts from a 42,000 square foot mixed use 

project containing 28 dwelling units with commercial retail.  Please see Section 5.0 for 

a complete discussion of project alternatives.   

5-2 Comment noted.  Please see Section 5.6 of the Draft EIR for a complete discussion of 

Alternative No. 5, Offsite Nissan Dealership alternative.   

5-3 Comment noted.  Please see response to Comment E-5-1 above.   

5-1 

5-2 

5-3 
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Comment Letter E-6 

Lisa Sheridan  

 

Response to Comment Letter E-6 

Lisa Sheridan  

6-1 The Planning Department has posted a higher resolution version of Figure 2-3 – 

Conceptual Site Plan at the following link: 

http://www.sccoplanning.com/PlanningHome/Environmental/CEQAInitialStudiesEI

Rs/CEQADocumentsOpenforPublicReview.aspx#Nissan 

6-2 A full sized copy of the conceptual site plan has been made available for review at the 

front counter of the Planning Department with the copy of the Draft EIR during 

normal business hours.   

6-3 The Draft EIR has been made available at the front counter of the Planning 

Department, and at the Porter Memorial Library in Soquel, the Capitola Branch Library 

in Capitola, and the Live Oak Branch Library in Live Oak.   

6-4 The public comments on the prior Nissan proposal were included in the staff report for 

the 5/10/17 Planning Commission hearing (starting on page 603). Go to the following 

link: http://sccounty01.co.santa-

cruz.ca.us/planning/plnmeetings/PLNSupMaterial/PC/agendas/2017/20170510/010.pdf 

6-5 Go to the following links: https://santacruznissan.com/Community-Meeting-Feedback 

and https://santacruznissan.com/meeting-response-summary for information on the 

Nissan public meeting.  

6-1 

6-2 

6-3 

6-4 

6-5 

http://www.sccoplanning.com/PlanningHome/Environmental/CEQAInitialStudiesEIRs/CEQADocumentsOpenforPublicReview.aspx#Nissan
http://www.sccoplanning.com/PlanningHome/Environmental/CEQAInitialStudiesEIRs/CEQADocumentsOpenforPublicReview.aspx#Nissan
http://sccounty01.co.santa-cruz.ca.us/planning/plnmeetings/PLNSupMaterial/PC/agendas/2017/20170510/010.pdf
http://sccounty01.co.santa-cruz.ca.us/planning/plnmeetings/PLNSupMaterial/PC/agendas/2017/20170510/010.pdf
https://santacruznissan.com/Community-Meeting-Feedback
https://santacruznissan.com/meeting-response-summary
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Comment Letter E-7 

Keith Adams  

 

Response to Comment Letter E-7 

Keith Adams  

7-1 Comment noted.  Please see Section 5.6 of the Draft EIR for a complete discussion of 

Alternative No. 5, Offsite Nissan Dealership alternative.   

7-2 Comment noted.  Please see Section 3.8 Transportation/Traffic of the Draft EIR for a 

complete discussion of existing traffic conditions, traffic impacts, and mitigation 

measures associated with the proposed project.   

7-3 Comment noted. 

7-4 Comment noted. 

 

Catherine Crane  

 

7-1 

7-2 

7-3 

7-4 

8-1 

8-2 
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Response to Comment Letter E-8 

Catherine Crane  

8-1 Comment noted.  Most environmental impacts of the project are less than significant 

or can be mitigated to a less than significant level with the exception of 

Transportation/Traffic in Section 3.8 of the Draft EIR.   

8-2 Comment noted.  Table 3.8-2 of the Draft EIR provides Existing Conditions 

Intersection Level of Service.  The Soquel Drive at Robertson Street intersection has an 

existing level of service of LOS E in the AM peak hour and LOS F in PM peak hour 

(LOS A being free flow with no delays and LOS F being excessive long delays and 

vehicle queuing; see Table 3.8-1).  Table 3.8-3 of the Draft EIR provides Project Trip 

Generation.  The project would generate 168 net new daily trips with 43 in the AM 

peak hour and 59 in the PM peak hour.  Approximately 20 total new trips per day would 

pass through the intersection of Soquel Drive and Robertson Street with 5 new trips in 

the AM peak hour and 7 new trips in the PM peak hour.  This equates to approximately 

one new project generated trip every 10 minutes through that intersection during peak 

hour for perspective. With the signalization and signal timing at the intersection of 

Soquel Drive at Robertson Street, the LOS would improve from LOS E to LOS B in the 

AM peak hour and LOS F to LOS D in the PM peak hour (see Table 3.8-7 of the Draft 

EIR).  

Comment Letter E-9 

Lester Ma  

 

Response to Comment Letter E-9 

Lester Ma  

9-1 Comment noted. 

9-1 
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Comment Letter E-10 

Stan  

 

Response to Comment Letter E-10 

Stan  

10-1 Regarding why the left signal phases were added for motorists to turn from Soquel 

Drive onto Soquel San Jose Road and from Soquel Drive onto Porter Street, the response 

is as follows. It is standard at major intersections with not only heavy through traffic 

volumes but also heavy left turn volumes to provide left turn lanes as well as exclusive 

left turn signal phases. An important reason for such accommodations of left turn 

movements is to minimize the time allocated to each signal phase since the signal 

phases for opposite left turns can operate with green signals at the same time. The same 

benefit applies to through opposite traffic movements (which normally requires more 

green signal time than left turns); they can also operate simultaneously since left turns 

are served by the signal at different phases as previously described and, as a result, the 

strategy reduces the overall time delay at the intersection. 

The Department of Public Works is aware that congestion occurs at the intersection of 

Soquel Drive and Porter Street and are working on modernizing the traffic signal 

system in the Soquel Village area in order to improve traffic mobility. 

 

 

 

 

10-1 
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Comment Letter E-11 

Will Cassilly  

 

Response to Comment Letter E-11 

Stan  

11-1 Comment noted. See Section 3.8 Transportation/Traffic of the Draft EIR for a complete 

discussion of traffic impacts.  Also see response E-8-2 above. 

11-1 
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Comment Letter E-12 

Clay Butler  

 

Response to Comment Letter E-12 

Clay Butler  

12-1 Comment noted.  The south side of Soquel Drive between Beverly’s Fabric Store and 

Robertson Street is bound topographically by a steep hillside. A sidewalk project at this 

location between these two points would be a very expensive project because of the 

massive retaining walls that would be necessary to create the clear width for a 

curb/gutter/sidewalk and bike lane. The Nissan Dealership will not create the resources 

12-1 

 

12-2 

 

12-3 

12-4 
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(TIA fees) necessary to construct a project of this magnitude, and it is an existing 

condition that would not be caused or exacerbated by the proposed development and 

thus cannot be required of the project by the County.  It should be noted that there 

already exists a continuous pedestrian sidewalk on the north side of Soquel Drive 

between Robertson Street and 41st Avenue. 

12-2 Comment noted.   

12-3 The proposed mitigation outlined in the EIR that is potentially not feasible due to cost 

does not include the realignment of the Alimur Park entrance, a private roadway.   

12-4 Comment noted.  See response to E-12-1 above.  

Comment Letter E-13 

Steven McArdle  

 

Response to Comment Letter E-13 

Steven McArdle  

13-1 The public review comment period was extended an additional week to end on 

February 20, 2018.  The date for the Planning Commission hearing has not be set.  It 

will likely occur in April 2018.   

13-1 
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Comment Letter E-14 

Clay Butler  

 

Response to Comment Letter E-14 

Clay Butler  

14-1 Comment noted.  See response to E-12-1 above.   

 

14-1 

14-2 

14-3 

14-4 
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14-2 Comment noted. 

14-3 The proposed mitigation outlined in the EIR that is potentially not feasible due to cost 

does not include the realignment of the Alimur Park entrance, a private roadway.   

14-4 Comment noted.  See response to E-12-1 above.   

Comment Letter E-15 

Jason Dane  

 

Response to Comment Letter E-15 

Jason Dane  

15-1 Comment noted.   

15-2 Comment noted.  Please see Section 3.8 Transportation/Traffic of the Draft EIR for a 

complete discussion of traffic impacts.   

15-3 Comment noted.  

15-1 

15-2 

15-3 
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Comment Letter E-16 

Lleni Carr  

 

Response to Comment Letter E-16 

Lleni Carr  

16-1 Comment noted. 

16-2 Comment noted. Table 3.8-2, Existing Conditions Intersection Level of Service 

included in the Draft EIR provides the amount of traffic delay at the intersections you 

describe.  Intersection 8 (41st Avenue at Redwood Shopping Center) currently operates 

at Level of Service (LOS) B in both the AM and PM peak hours.  See Table 3.8-1 of the 

Draft EIR for an explanation of Intersection Level of Service.  This is an acceptable level 

of service for an intersection within the unincorporated County of Santa Cruz (General 

Plan Policy 3.12.1). In addition, the northbound ramps onto Highway 1 (Intersection 

9) are also shown as operating at LOS B for both the AM and PM peak hours. 

16-3 The fair share contribution to signalize the intersection at Soquel Drive and Robertson 

Street intersection is $14,200.  Based on the project generated trips that total 168 net 

project trips, and an estimated signalization cost of $500,000, the fair share contribution 

would be $14,200 or 2.84 percent of the cost.   

16-1 

16-2 

16-3 

16-4 

16-5 

16-6 

16-7 

16-8 
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16-4 The total net project trips generated is 168 daily trips as shown on Table 3.8-3 of the 

Draft EIR.  Five fewer trips would be generated with the project in the AM peak hour 

and 26 additional trips would be generated in the PM peak hour.  It is estimated that 

11 percent of the trips would travel through that intersection according to the 

estimated trip distribution shown on Figure 3.8-2.  That would total approximately 18 

additional trips per day traveling through the intersection of Soquel Drive at Robertson 

Street.   

16-5 Car carriers can be accommodated onsite.  Ingress for car carriers is proposed from the 

driveway located on 41st Avenue, while egress would be onto Soquel Drive. 

16-6 A Nissan dealership as proposed would serve customers from all around Santa Cruz 

County who own already own Nissan vehicles that require service or parts, or would 

serve those who desire to purchase a new vehicle.  Changing the zoning from C-2 to C-

4 would allow the development of the automotive dealership that is not allowed under 

the existing C-2 zone district.  Development of the automotive dealership would serve 

to revitalize the entire southwest corner of the intersection of 41st Avenue and Soquel 

Drive.  The project would also provide the addition of sidewalks along the project 

frontage and somewhat beyond for safer pedestrian access through the project area, in 

addition to a new right-turn pocket along the project frontage from Soquel Drive to 41st 

Avenue.  The right-turn pocket would help to reduce the queue of vehicles waiting at 

the signal to turn right on a red light or when vehicles are queued up through the 

intersection. 

16-7 Section 3.1 of the Draft EIR addresses light and glare introduced by the proposed 

project.  The proposed project would contribute an incremental amount of night 

lighting to the visual environment.  The project proposes that outside of approved hours 

of operation, the majority of site lighting would be turned off, allowing only a limited 

number of light to remain on to provide security of the site.  All sign lighting would be 

turned off after close of business (8:00 pm on weekdays, 7:00 pm on Saturday and 6:00 

pm on Sunday).  Although some impacts would occur from additional introduced 

lighting, impacts would be considered less than significant.   

16-8 Comment noted. 
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Comment Letter E-17 

Mark Jordan  

 

Response to Comment Letter E-17 

Mark Jordan  

17-1 Comment noted.  Section 3.8 of the Draft EIR discusses the existing traffic conditions 

within the project area.   

17-2 Comment noted regarding Alternative No. 5 – Offsite Nissan Dealership.  The site is 

currently designated Service Commercial (C-S) and zoned light Industrial (M-1).  The 

site would have to be rezoned along with a General Plan Amendment in order to be 

accommodate a residential use.   

17-3 Comment noted.  Ocean Honda is currently located on the north side of Soquel Drive 

near the project site.   

17-4 Comment noted. 

17-5 Comment noted.   

17-1 

17-2 

17-3 

17-4 

17-5 
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Comment Letter E-18 

Barbara Gabriel Litsky  

 

Response to Comment Letter E-17 

Barbara Gabriel Litsky  

18-1 Comment noted.   

18-2 Comment noted.  Section 3.2 of the Draft EIR includes a complete analysis of air quality 

impacts.  In summary, the proposed project would be consistent with the 2012-2015 

Air Quality Management Plan that accounts for emissions associated with light duty 

vehicle use.  In addition, temporary emissions during construction would not exceed 

Monterey Bay Air Resources District threshold for short-term emissions of PM10 (see 

Table 3.2-5), and operational emissions would not exceed the applicable MBARD 

thresholds (see Table 3.2-6). It should also be noted that the addition of vehicle trips to 

both the intersections of Soquel Drive at Robertson Street and Soquel Drive at Porter 

Street would not increase the volume to capacity ratio of either intersection by 5 

percent or more during either the AM or PM peak hours, increase the vehicle delay at 

either intersection by 10 seconds or more, or decrease the reserve capacity by 50 

percent or more.  As a result, no significant impact would occur from CO “hotspots.”  

In addition, no impacts from toxic air contaminants or objectionable odors would 

occur.  

18-1 

18-2 

18-3 

18-4 

18-5 
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Section 3.7 of the Draft EIR includes a complete analysis of noise impacts.  In summary, the 

proposed project would not expose sensitive receptors in the project area to noise in 

excess of what is acceptable as outlined in Figure 6-2 of the County of Santa Cruz 1994 

General Plan.   

18-3 Section 5.0 of the Draft EIR looks as several alternatives to the proposed project.  

Alternative No. 4, Mixed Use Development, is discussed in Section 5.5 of the Draft EIR.  

This alternative includes 21,000 square feet of commercial retail space and 21,000 

square feet of residential space.  It should be noted that this alternative would result in 

an additional 212 daily vehicle trips over the proposed project’s 168 daily vehicle trips 

for a total of 380 trips (see Table 5-2 of the Draft EIR). 

18-4 Comment noted.  If determined feasible by County decision-makers (ability to commit 

to funding for implementation), the project proposes Mitigation Measure TRA-1 that 

calls for the signalization of the intersection of Soquel Drive at Robertson Street, which 

is currently stop controlled.  The existing signals at Soquel Drive and Daubenbiss 

Avenue and Soquel Drive and Porter Street would be synchronized with the new signal 

at Robinson Street to avoid queueing of vehicles through the intersection, enabling 

ingress and egress of Robertson Street during peak hours. 

18-5 The project proposes a dedicated southbound 340-foot long right-turn pocket from 

Soquel Drive onto 41st Avenue as a part of the project’s frontage improvements.  This 

improvement is consistent with the approved plan line for Soquel Drive.  A dedicated 

right-turn pocket would not cause in increase in delay.  On the contrary, it would allow 

two through lanes as currently exists with the addition of a right-turn pocket 

constructed by the applicant as part of the frontage improvements.  This improvement 

would provide an opportunity for drivers to turn right onto 41st Avenue rather than 

waiting in the queue behind other vehicles intending to travel through into Soquel 

Village and beyond.   
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Comment Letter E-19 

Richard E. Zscheile  

 

19-1 

 

 

 

19-2 

 

19-3 

19-4 

19-5 

19-6 
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Response to Comment Letter E-17 

Richard E. Zscheile  

19-1 The proposed sign exception is being requested pursuant to SCCC 13.10.587. The 

proposed sign exception is consistent with SCCC 13.10.587 in that the location of the 

proposed buildings and configuration of the project site support the need for increasing 

the allowed 50 square feet of signage to approximately 275 square feet for building 

mounted signage.  

19-6 

19-7 

 

 

 

 

19-8 

19-9 
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The project proposes signs that are in addition to a 6 foot high monument sign located 

at the entrance along 41st Avenue. Several internal directional signs are proposed. 

These directional signs are not included in the overall square footage of the proposed 

signage in that they are intended for safe circulation rather than advertisement.  

The signage will be architecturally and aesthetically compatible with the surrounding 

neighborhood, environmental setting and associated buildings and will not create or 

contribute to visual clutter. As a condition, all sign lighting will be turned off when the 

business is closed. The project is located outside of the scenic corridor and will not be 

visible from nearby scenic Highway 

19-2 Comment noted.  The Draft EIR has taken all of these trips mentioned into 

consideration.  Section 3.8 of the Draft EIR discusses project trip generation.  A trip is 

defined as a single or one-directional vehicle movement with either the origin or 

destination at the project site.  In addition, a single customer visit to the project site is 

counted as two trips (i.e., one to and one from the site).  The trip generation for the 

proposed project was developed using the Institute of Transportation Engineers (ITE) 

Trip Generation Manual, 9th Edition.  Table 3.8-3 of the Draft EIR shows that the 

proposed project is anticipated to generate 728 average daily trips, 43 AM peak hour 

trips (33 in/10 out), and 59 PM peak hour trips (23 in/26 out).  The baseline numbers 

associated with the existing single-family homes proposed for removal generate 38 

daily trips, 3 AM peak hour trips (1 in/2 out), and 4 PM peak hour trips (3 in/1 out).  

The existing commercial building generates 265 daily trips, 35 AM peak hour trips (17 

in/18 out), and 4 PM peak hour trips 1 in/3 out).  The existing car wash generates 257 

daily trips, 10 AM peak hour trips (4 in/6 out), and 25 PM peak hour trips (14 in/11 

out).  Total for the existing uses generate 560 daily trips, 48 AM peak hour trips (22 

in/26 out), and 33 PM peak hour trips (18 in/15 out), which is taken as trip credits.  

Therefore, the net new trip generation for the proposed project is 168 daily trips, -5 

AM peak hour trips (11 in/-16 out), and 26 PM peak hour trips (5 in/21 out).   

19-3 Comment noted.  The Draft EIR identifies Mitigation Measure TRA-1 as mitigation for 

project-related impacts to Soquel Drive and Robertson Street.  The applicant will be 

responsible for their fair share contribution of the impacts on that intersection.  If 

determined to be feasible by decision-makers, it would be up to the County of Santa 

Cruz to fund the remaining portion of the improvement in order to mitigate the impact 

to less than significant; and even under this scenario there will be significant and 

unavoidable short-term temporal impacts for the time between when the dealership 

begins to operate and when the signal is complete and operational.   

19-4 Section 3.8 of the Draft EIR discusses potential project impacts to Highway 1.  The 

proposed project would add some additional trips to Highway 1, which is already 

operating at unacceptable levels of service during both the AM and PM peak hours.  

Based on trip distribution, approximately negative 5 net new trips would travel 
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northbound and four net new trips would travel southbound on Highway 1 in the AM 

peak hour.  Likewise, approximately five net new trips would travel northbound and 

two net new trips would travel southbound on Highway 1 in the PM peak hour.  The 

transition between LOS C and LOS D is considered acceptable under Caltrans 

significance criteria.  LOS E and F are considered unacceptable.  The two highway 

segments located to the north and south of 41st avenue are currently operating at LOS 

F in both the AM and PM peak hours.  Currently, neither Caltrans nor the County or 

region has an impact fee program in place to help mitigate traffic impacts on Highway 

1 in Santa Cruz County; and there is no identified and funded strategy for improving 

Highway 1 to LOS C/D conditions. As a result, these additional trips impacting 

segments of Highway 1 cannot be mitigated by the proposed project and are considered 

significant and unavoidable.  The County of Santa Cruz Board of Supervisors would be 

required to adopt a statement of overriding considerations for any significant and 

unavoidable impact identified for the proposed project if the Final EIR is certified and 

the project is approved.   

19-5 Comment noted.  The project site totals approximately 2.57 acres in size.  It is accurate 

that this is a smaller site than the Ocean Honda site across Soquel Drive at 

approximately 4 acres.   

19-6 Sections 5.4 and 5.5 of the Draft EIR discuss the Commercial Use Development 

Alternative and the Mixed Use Development Alternative, respectively.  These two 

alternatives are similar to uses discussed in the Sustainable Santa Cruz County Plan.  It 

should be noted that both alternatives would result in substantially greater vehicle trip 

generation than that of the proposed project.  Please see Table 3.6-4 on page 3.6-31 of 

the Draft EIR for a complete assessment of the relationship of the proposed project to 

the Sustainable Santa Cruz County Plan Guiding Principles.   

19-7 Please see Section 5.6, Alternative No. 5: Offsite Nissan Dealership on page 5-29.  This 

alternative site location is south of Highway 1 at the southwest corner of Soquel Avenue 

and Chanticleer Avenue in Live Oak.  Please see Table 3.8-2: Existing Conditions 

Intersection Level of Service on page 3.8-6 of the Draft EIR.  It clearly shows both the 

intersection of Soquel Drive and Robertson Street and Soquel Drive and Porter Streets 

at LOS E in the AM peak hour and LOS F and E in the PM peak hour, respectively.  The 

Draft EIR was not prepared by a company paid for by the Nissan Dealer.  The Draft EIR 

was prepared by the County of Santa Cruz Planning Department as the Lead Agency 

for CEQA, and the Traffic Impact Analysis was peer reviewed by Mott MacDonald at 

the request of the County of Santa Cruz Planning Department (see Section 6.2 of the 

Draft EIR on page 6-9.   

19-8 Comment noted.  

19-9 Comment noted.   
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Comment Letter E-20 

Will Cassilly  

 

Response to Comment Letter E-20 

Will Cassilly  

20-1 Comment noted.  Please see response E-8-2 for a discussion of traffic impacts associated 

with the proposed project.  The project proposes to construct new sidewalks along and 

beyond the project frontages to connect to existing sidewalks, as well as bike lanes and 

dedicated right turn lane along Soquel Drive for vehicles traveling southbound onto 

41st Avenue, which would reduce delays and congestion.  

20-2 Sections 5.4 and 5.5 of the Draft EIR discuss the Commercial Use Development 

Alternative and the Mixed Use Development Alternative, respectively.  These two 

alternatives are similar to uses discussed in the Sustainable Santa Cruz County Plan.  It 

should be noted that both alternatives would result in substantially greater vehicle trip 

generation than that of the proposed project.   

Comment Letter E-21 

Nada Currant  

 

20-1 

20-2 

21-1 

21-2 
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Response to Comment Letter E-21 

Nada Currant  

21-1 Comment noted.   

21-2 Comment noted.  Please see response to Comment No. E-8-2 for a discussion of 

congestion and traffic impacts.  Please see Table 3.6-4 on page 3.6-31 of the Draft EIR 

for a complete assessment of the relationship of the proposed project to the Sustainable 

Santa Cruz County Plan Guiding Principles.   

Comment Letter E-22 

Dana Bagshaw  

 

22-1 

22-2 

22-3 

22-4 

22-5 

22-6 

22-7 
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Response to Comment Letter E-22 

Dana Bagshaw  

22-1 Please see 1-1 of the Draft EIR for a discussion of the purpose and legal authority of the 

EIR.  The EIR is to serve as an informational document for the public, County of Santa 

Cruz decision-makers, and any other responsible or trustee agencies that may have 

discretionary review over certain aspects of the project.  The scope of the EIR 

concentrates on eight environmental issue areas; aesthetics and visual resources, air 

quality, cultural resources, greenhouse gas emissions, hazards and hazardous materials, 

land use and planning, noise, and transportation and traffic.  All other issue areas are 

briefly discussed in Section 1.4 Environmental Effects Found Not to be Significant.   

22-2 The Sustainable Santa Cruz County Plan is a planning study that describes a vision, 

guiding principles, and strategies that can lead to a more sustainable development 

pattern in Santa Cruz County.  Because it is a planning study, it is intended to be used 

as a planning tool in the updating of the County of Santa Cruz General Plan.  At such a 

time when the 1994 General Plan is proposed to be updated, the Board of Supervisors 

will consider an EIR, hold public hearings, and make decisions about the content of the 

General Plan to be adopted.  The project applicant has a valid application pending to 

amend the current County of Santa Cruz 1994 General Plan.  All General Plan 

amendments and rezoning projects are not put on hold until the General Plan is 

updated; the proposed General Plan amendment to change the land use designation of 

the subject site will be considered on its merits as a land use policy matter, with action 

to be taken by the Board of Supervisors after consideration of the Final EIR, a Planning 

Commission recommendation, and public testimony and written comments provided 

through the public hearing process.   

22-3 The County of Santa Cruz Planning Department does not have information on when 

and why an applicant decides to purchase property.  That information would have to 

come directly from the applicant and is not related to the CEQA process.   

22-4 Strategy T-3 of the County of Santa Cruz Climate Action Strategy states, “Provide 
infrastructure to support zero and low emission vehicles (plug in electric, hybrid plug 
in vehicles).”  Action T-3.3 states, “Support the goals of the Monterey Bay Electric 
Vehicle Alliance (MBEVA) through pursuit of funding for installation of publicly-
available EV charging stations; supportive policies, including streamlined EV charging 
station permit processing, and increased number of EVs in the county fleet; attracting 
electric vehicle businesses to the County.”  The Nissan Leaf was the first modern all-

electric, zero tailpipe emission five door family hatchback to be produced for the mass 

market from a major manufacturer.  The proposed Nissan dealership would continue 

to support zero emission electric vehicles in the County that are manufactured and 

distributed by Nissan helping to further reduce tailpipe emissions statewide.  
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22-5 Ongoing operations located at the existing Nissan dealership located approximately two 

miles away from the subject site, within the City of Santa Cruz, would be transferred 

to the proposed project location in Soquel.  Another authorized use would likely replace 

the existing Nissan Dealer in the City of Santa Cruz if the dealership is relocated.  The 

EIR addresses impacts of development of the relocation site in this EIR.  Cumulative 

impacts have been addressed in the Draft EIR and are contained in Section 3.0, 

Environmental Setting, Impacts, & Mitigation Measures.  The existing dealership site 

within the City is an ongoing use within an auto-oriented area of Soquel Avenue, and 

it is reasonably foreseeable that it would likely continue to be used for an ongoing 

automobile-related purpose of similar intensity as the existing use of the site; and 

therefore, cumulative impacts are not anticipated.   

22-6 It should be noted that the Nissan Dealership already exists in the City of Santa Cruz.  

The dealer simply would like to relocate the business from the City jurisdiction to the 

unincorporated County in an effort to meet Project Objective No. 1, which is to 

“Provide a conveniently located, attractively designed automotive dealership and 
service center that will offer a full range of automotive models and services that satisfy 
the demand for new car buying opportunities within unincorporated Santa Cruz 
County.”  New vehicles are constantly being improved to reduce emissions.  The 

replacement of older vehicles with newer more efficient (even zero emissions) vehicles 

ultimately help the state meet reduced greenhouse gas emissions targets.   

22-7 Comment noted.  It should be noted however, that many community businesses are 

currently located within walking distance of the Soquel community.   
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Comment Letter E-23 

Nancy Inferrera  

 

Response to Comment Letter E-23 

Nancy Inferrera  

23-1 Comment noted.  

23-2 The project would maintain the existing 15-foot-wide access easement for APN No. 

030-121-34.  

 

23-1 

 

23-2 
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Comment Letter E-24 

Karin Lynn  

 

Response to Comment Letter E-24 

Karin Lynn  

24-1 Comment noted. 

24-2 Comment noted.   

24-3 Comment noted.  Please see response to E-22-2.   

24-4 Comment noted.   

24-5 Comment noted.  

24-6 Comment noted.  The proposal will ultimately go before the Planning Commission for 

a recommendation and to the Board of Supervisors for consideration and a decision.   

 

24-1 

 

24-2 

24-3 

24-4 

24-5 

24-6 
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Comment Letter E-25 

Craig Wilson  

 

Response to Comment Letter E-25 

Craig Wilson  

25-1 Comment noted. 

25-2 Comment noted. 

25-3 Comment noted.  As discussed on page 3.1-10 of the Draft EIR, the project proposes the 

removal of the non-conforming onsite single-family structures that are in disrepair, the 

commercial building, and car wash that would improve the overall visual character of 

the site and its surroundings by increasing the building setbacks allowing for the 

planting of street trees along the project frontages of 41st Avenue and Soquel Drive, 

which is consistent with the Urban Forestry Master Plan.   

25-4 Comment noted.  Also see response to E-8-2 regarding traffic impacts.   

25-5 Comment noted.   

25-6 Comment noted.  Your comments have been incorporated into the Final EIR.   

25-1 

25-2 

25-3 

25-4 

25-5 

25-6 
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Comment Letter E-26 

Lisa Sheridan  

 

Response to Comment Letter E-26 

Lisa Sheridan  

26-1 The project proposes three driveways (two on Soquel Drive and one on 41st Ave). The 

primary driveways are the driveway on 41st Avenue and the western most driveway 

on Soquel Drive.  The third driveway (eastern most driveway on Soquel Drive) is 

necessary to preserve an existing easement serving the parcel that is not included in the 

proposed development.  Vehicles entering and exiting the site have the flexibility to 

use either of the three driveways.  Deliveries would enter the site using the 41st Avenue 

driveway and exist the western most driveway on Soquel Drive.   

The project includes a proposed sign plan that indicates directional signage at the two 

main entrances located on 41st Ave and Soquel Dr.  The two directional signs are 

intended to facilitate interior circulation with respect to Sales, Service, and Customer 

parking. 

26-2 A full set of the project plans are available for review in the Planning Department 

Records Room M-Th 8-12 and 1-4. 

26-1 

26-2 
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Comment Letter E-27 

Jim and Sue Burry  

 

Response to Comment Letter E-27 

Jim and Sue Burry  

27-1 Comment noted.   

Comment Letter E-28 

Anabella Antonino  

 

Response to Comment Letter E-28 

Anabella Antonino  

28-1 Comment noted. 

28-2 Comment noted.  Please see Section 5.6 of the Draft EIR for a complete discussion of 

Alternative No. 5, Offsite Nissan Dealership alternative.  See Section 3.8 

27-1 

28-1 

28-2 

28-3 

28-4 

28-5 
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Transportation/Traffic for a complete discussion of existing traffic conditions with 

Soquel Village. 

28-3 Comment noted.  Please see response to Comment E-28-2 above. 

28-4 Comment noted. 

28-5 Comment noted.  Please see response to Comment E-28-2 above. 

Comment Letter E-29 

Maureen Ryan  

 

29-1 

 

 

29-2 

29-3 

 

29-4 

29-5 

29-6 
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Response to Comment Letter E-29 

Maureen Ryan  

29-1 Comment noted.   

29-2 Comment noted.  It should be noted that the proposal is not a big box store.  Big box 

stores are generally 50,000 to 200,000 square feet in size.  The proposed project proposes 

to construct a 12,551 square foot dealership with a 9,996 square foot service building.  

A noise analysis is contained in Section 3.7 of the Draft EIR.  The project site is located 

more than 600 feet from Alimur Park.  Noise generated from the project site would be 

below the ambient noise level at a distance of greater than 600 feet, and would not be 

considered significant.  In addition, Safeway and Beverly’s would also act as a barrier 

to noise generated from the west at your location.   

29-3 Comment noted. 

29-4 Comment noted. 

29-5 Comment noted.   

29-6 Comment noted. 

29-7 Comment noted. 

 

29-7 
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Comment Letter E-30 

Barbara Carriker  

 

Response to Comment Letter E-30 

Barbara Carriker  

30-1 Comment noted.  Please see response to comment E-8-2.  Also, see Table 3.8-3 Project 

Trip Generation, of the Draft EIR.  The total net increase in daily trips for the project 

is 168.  A total of five fewer AM peak hour trips would occur with the project, and 26 

additional PM peak hour trips with the project. That works out to approximately one 

additional trip in the afternoon peak hour every two minutes.  Also, the project 

proposes to construct a dedicated right-turn pocket from southbound Soquel Drive onto 

41st Avenue.  The addition of this turn pocket would help to alleviate some congestion 

through improved intersection operations.  The project does not propose to construct a 

turn lane or other improvements at Carriker Lane and Soquel Drive.   

30-2 Comment noted.  Please see response E-30-1 above.   

30-3 Comment noted.   

 

30-1 

30-2 

30-3 
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Comment Letter E-31 

Anonymous  

 

Response to Comment Letter E-31 

Anonymous  

31-1 Comment noted.  Please see discussion provided in Table 3.6-4 of the Draft EIR – 

Assessment of Relationship of Proposed Project to the Sustainable Santa Cruz County 

Plan Guiding Principles.   

31-2 Comment noted.   

31-3 Comment noted. 

31-4 Comment noted.  Also see response to comment E-31-1.   

 

 

31-1 

 

 

31-2 

31-3 

31-4 
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Comment Letter E-32 

Azra Simonetti  

 

32-1 

32-2 

32-3 

32-4 

32-5 

32-6 

32-7 

32-8 

32-9 

32-10 

32-11 

32-12 

 

 

32-13 

32-14 
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Response to Comment Letter E-32 

Azra Simonetti  

32-1 See response C-1-2 above.  

32-2 Yes.  Some recycled water may be used by the project.  The project is located within 

the City of Santa Cruz Water Department service area, which requires the project 

utilize water recycling equipment for the proposed car wash bay, or to operate on a 

limited timer with automatic shut-off (Santa Cruz Municipal Code Section 

16.02.040(h)).  The project would also be required to comply with the City of Santa 

Cruz Water Efficient Landscaping Ordinance (Santa Cruz Municipal Code Chapter 

16.16) as a condition of receiving water service.   

32-3 Please see Section 1.4.4 of the Draft EIR.  The project would not discharge runoff either 

directly or indirectly into a public or private water supply.  Drainage calculations 

prepared by Bowman & Williams, dated August 18, 2017, have been reviewed for 

potential drainage impacts and accepted by the Department of Public Works Drainage 

Section staff.   The calculations show that the project has been designed to reduce the 

estimated peak flow to below predevelopment flow levels.  The runoff rate from the 

property would be controlled by constructing hardscapes with permeable asphalt and 

maintaining landscaping areas around the perimeter of the site where feasible.  

Landscape areas would serve as biofiltration prior to discharging into neighboring 

drainage inlets.  Detention reservoirs within the permeable pavement would reduce 

increase runoff by providing sufficient storage to allow minimal infiltration back into 

the native soil. DPW staff have determined that existing storm water facilities are 

adequate to handle the increase in drainage associated with the project.   

32-4 The proposed project will be required to pay a Transportation Improvement Area (TIA) 

fee to Santa Cruz County based on daily net new trips generated.  The Santa Cruz 

County Fee Schedule uses a daily trip rate of 24 trips per 1,000 square feet for the 

Automobile Sales land use category.  Based on 168 average daily net new trips, the 

Project would be responsible to pay a total of $100,800 in County impact fees.  These 

fees include a $300 per trip Soquel Transportation Improvement Fee ($50,400) and a 

32-15 

32-16 

32-17 
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$300 per trip Soquel Roadside Improvement Fee ($50,400).  These TIA fees are subject 

to change and are payable at the time the building permit is issued.  These fees are 

separate from the individual fair share mitigation payment for the Soquel 

Drive/Robertson Street intersection, and mitigation improvements for the Soquel 

Drive/Porter Street intersection that would also be required.   

32-5 Construction is expected to occur over an eight month period.   

32-6 No significant impact to air quality would occur during project operations from mobile 

source emissions.  Page 3.2-19 of the Draft EIR states, “Mobile source emissions 

constitute the vast majority of operational emissions from these types of land use 

development projects.  Mobile emissions are based on the estimated number of project-

generated vehicle trips (168 net new vehicle trips), as estimated in the project traffic 

study (see Section 3.83, Transportation/Traffic).”  Table 3.2-6 of the Draft EIR shows 

that estimated operational emissions, including mobile source emissions, would not 

exceed the thresholds set by the Monterey Bay Air Resources District.   

32-7 Yes.  The dealership would be selling the Nissan Leaf, which is a 100 percent plug-in 

electric vehicle.  The dealership would also be selling hybrid electric vehicles.  The 

percent of stock of electric vehicles would depend on the demand for those vehicles in 

Santa Cruz.  As pure electric range of travel distance increases, so will demand for plug 

in electric cars.   

32-8 Impact AQ-2 of the Draft EIR on page 3.2-16 states, “Construction of the proposed 

project would result in temporary generation of air pollutants, which would affect local 

air quality.  Short-term emissions during the construction period would not exceed 

MBARD thresholds.  Impacts would be Class III, less than significant.  Table 3.2-5 

shows that project construction emissions would not exceed thresholds set by the 

Monterey Bay Air Resources District.   

32-9 Please see response to comment E-32-8 above.  Dust, which includes both PM10 and 

PM2.5, is included in the total project construction emissions that are shown to be below 

the threshold set by the Monterey Bay Air Resources District (see Table 3.2-5 of the 

Draft EIR).  

32-10 The dealership would be selling and servicing the zero emission Leaf.   

32-11 The Planning Department is responsible for processing applications submitted for 

development permits, and acts as the lead agency for CEQA.  The applicant, not the 

Planning Department, is proposing this development.  The decision to approve or deny 

the proposed project is ultimately up to the County of Santa Cruz Board of Supervisors 

who will make the decision at a public hearing, after consideration of the Final EIR, 

Planning Commission recommendation, and public input.   

32-12 Please see response to 32-11 above.  The proposed General Plan amendment and zone 

change will be considered at a public hearing of the Planning Commission, who will 
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make a recommendation to the Board of Supervisors, who will make final decisions 

about the proposed project.   

32-13 Comment noted.  The proposed project site is located much farther from Rodeo Mobile 

Estates than the Ocean Honda Dealership.  Due to the increased distance from the 

proposed project site as compared to the Ocean Honda site, construction impacts you 

experienced during the construction of Ocean Honda are not expected to occur under 

the proposed project.   

32-14 Please see Chapter 19.1 Enforcement of Land Use Regulations in the County Code for 

an explanation on how land use violations are handled by the Planning Department. 

https://www.codepublishing.com/CA/SantaCruzCounty/ 

32-15 County of Santa Cruz Building Inspectors and Environmental Planning staff would 

inspect the project site during construction for compliance.  A final inspection 

following construction would also be conducted to ensure full compliance prior to final 

occupation of the site. 

32-16 Comment noted.   

32-17 Comment noted.   

https://www.codepublishing.com/CA/SantaCruzCounty/
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Comment Letter E-33 

John B. Hultgren  

 

 

 

 

33-1 

 

 

33-2 

 

 

33-3 

33-4 
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Response to Comment Letter E-33 

John B. Hultgren  

33-1 Comment noted.   

33-2 Comment noted. Please see Alternative No. 4: Mixed Use Development on page 5-241 

of the Draft EIR.  An alternative to the proposed project, the site would maintain its 

existing General Plan Land Use Designation of Community Commercial (C-C) and zone 

of Community Commercial (C-2).  The mixed use alternative includes 21,000 square 

feet of commercial space with 21,000 square feet of residential to include 28 housing 

units with an average of 750 square feet per unit.   

33-3 Please see response to comment 33-2 above. 

33-4 Comment noted. 
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Comment Letter E-34 

Vivian Fenner-Evans  

 

 

 

34-1 

 

34-2 

 

 

34-3 

34-4 

34-5 

34-6 



Nissan of Santa Cruz Project Final EIR 
Section 2.0: Comments on the Draft EIR and Responses 

 

 
Page 2-72  April 2018 

 

Response to Comment Letter E-34 

Vivian Fenner-Evans  

34-1 Comment noted.  The Draft EIR focuses primarily on onsite land uses and those that 

are adjacent to the project site.  Figures 3.6-2 (General Plan Land Use Designations and 

3.6-3 (Zoning District) provide a list and graphical representation of land uses in the 

project vicinity.  Figure 3.6-3 depict the surrounding zone districts that include RM-3-

MH and RM-4-MH as well as many other zone districts that are not discussed in detail 

in the Draft EIR.  Figure 3.6-2 includes R-UM and R-UH, both of which are land use 

designations for the area mobile home parks.  These land uses were also considered 

 

34-6 

cont. 

 

 

 

 

 

34-7 

34-8 

34-9 
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when determining area sensitive receptors for noise analysis as contained in Section 3.7 

of the Draft EIR. 

34-2 Comment noted.  It is unfortunate that there are still residents that are unaware of the 

proposed project.  The project site has been posted for several months now on both 

Soquel Drive and 41st Avenue with a large signs with a notice of proposed development 

and an image of the proposed development.  Two applicant sponsored public 

information meetings have been held for the proposed project, which were noticed 

within an expanded notice area of 1,500 feet from the site of the proposed project rather 

than the usual 300 feet.  The first meeting was held on May 31, 2017, and the second 

meeting was held on February 8, 2018.  Also, Mr. Groppetti placed a full page ad in the 

Santa Cruz Sentinel to notice area residents of his last public meeting held on February 

8, 2018.  It should also be noted that several notices have been placed in the Santa Cruz 

Sentinel by the County of Santa Cruz regarding the availability of the CEQA document 

for public review and comment.   

34-3 Comment noted.  The County is well aware of the value mobile homes serve in 

providing affordable housing within the County.   

34-4 Comment noted.  Bicycle safety is important to the County of Santa Cruz.  A Class II 

bicycle facility currently exists along that stretch of Soquel Drive.  Unfortunately, many 

bicycle accidents occur at busy intersections and where vehicles ingress and egress even 

when a bicycle facility exists.  Please see response to comment E-19-2 for a complete 

discussion of vehicle trip generation from the proposed project.  It should also be noted 

that the project proposes to dedicate the right-of-way and construct a new right-hand 

turn pocket on Soquel Drive along the project frontage to help reduce cars queueing 

back on Soquel Drive during a red light or when traffic is simply backed up through 

the intersection from the stop sign at Robertson Street.  

34-5 Comment noted.  

34-6 This statement is referring to General Plan Policy LU-2.17.5, Service Commercial Uses 

on Small Parcels.  This policy states, “Encourage assembly of existing small parcels and 

restrict intensity of use on small parcels to minimize impacts on traffic and adjacent 

properties.”  Page 3.6-15 of the Draft EIR states, “The project proposes to combine eight 

small parcels to achieve an approximately 2.6 acre site for the proposed automobile 

dealership, which would simplify access to these parcels from the existing condition by 

consolidating access to one driveway from Soquel Drive and one driveway from 41st 

Avenue, which would improve public safety over the existing condition.”   

34-7 The project would be responsible for paying $0.51 per square foot school impact fee for 

a total of $11,500.   

34-8 Comment noted.  
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34-9 The applicant has held two community meetings on May 31, 2017 and February 8, 

2018, to present and solicit comments from members of the public.  Noticing radius for 

the community meeting including residents and property owners within 1,500 feet of 

the proposed development that would have included residents of the nearby mobile 

home parks.  Additionally, the applicant placed a full page ad in the Santa Cruz Sentinel 

informing the public of the community meeting on February 8, 2018.   
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Comment Letter E-35 

Virginia C. Fette  

 

 

 

35-1 

 

 

35-2 
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Response to Comment Letter E-35 

Virginia C. Fette  

35-1 A traffic study has been prepared for the proposed project that includes an analysis of 

the intersection of 41st Avenue and Soquel Drive (see Appendix G of the Draft EIR).  

Also see Section 3.8 Transportation/Traffic of the Draft EIR.   

35-2 Please see response to comment E-48-6.  The total trip generation for the proposed 

dealership is calculated to be 728 daily trips minus the existing 560 daily trips from the 

paint store, car wash, and residences, for a total of 168 net new trips.   
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Comment Letter E-36 

Jan Kampa  

 

 

36-1 

36-2 

36-3 

 

36-4 

 

36-5 
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36-6 

36-7 

36-8 

 

36-9 

 

36-10 
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36-11 

 

 

36-12 

 

36-13 

 

36-14 

 

 

36-15 

 

36-16 
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36-17 

 

 

36-20 

36-18 

 

36-19 

 
 
 
 
 
 
 
 
 
 
 

36-21 
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36-22 

36-23 

 
 
 

36-24 

 
 
 

36-25 

 

36-26 
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36-27 

 
 
 

36-28 

 
 

36-29 

 
 
 

36-30 

 

36-31 
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36-31 
cont. 

36-32 

36-33 

36-34 

36-35 

 
 
 
 
 
 
 

36-36 
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36-37 
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36-37 
cont. 

 

36-38 

 

 

36-39 

 

36-40 

 

36-41 

36-42 
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Response to Comment Letter E-36 

Jan Kampa  

36-1 Comment noted. 

36-2 Comment noted.  Alternative No. 2 would also include APN 030-121-34 to be re-

designated and rezoned from existing Community Commercial to Service Commercial.  

This alternative was defined because it is reasonably foreseeable that either the County 

of Santa Cruz or the existing or a future property owner would believe that a consistent 

C-4 Service Commercial designation should apply to this parcel for a more rational land 

use pattern in the area, if the proposed Nissan project is approved.    As described on 

page 5-9 of the Draft EIR, this alternative would require a General Plan amendment 

and Zone change from Community Commercial (C-C) to Service Commercial (C-S), 

and Neighborhood Commercial (C-2) to Service Commercial (C-4), respectively, for 

consistency with the surrounding proposed land use designation and zoning of the 

proposed project.  This alternative would also likely eventually result in the removal of 

the existing dilapidated single-family house that is located on APN 030-121-34 (see 

page 5-6 of the Draft EIR).  The removal would therefore most likely eventually 

eliminate an element of blight in the project area, resulting in a beneficial effect to 

aesthetics in the area.   

36-3 Alternative No. 2 would likely result in the removal of an element of blight, which is 

judged to be less likely to occur if the parcel remains C-2 and the proposed project site 

is rezoned to C-4.  As a result, this alternative is considered to be superior to that of the 

proposed project.   

 

 

 

36-43 

 

36-44 



 Nissan of Santa Cruz Project Final EIR 
  Section 2.0: Comments on the Draft EIR and Responses 

 

 
April 2018  Page 2-87 

36-4 Current zoning of the project site would allow mixed use development with an 

approved development permit, with up to 50% of the project square footage allowed to 

be used for residential purposes. The EIR evaluated potential mixed use of the project 

site under current zoning as an alternative to the proposed auto dealership, and also 

evaluated an alternative consisting of development of the site with community/retail 

commercial uses consistent with existing zoning rather than the proposed service 

commercial use.  

Economic feasibility analysis of these two alternatives was carried out by a consultant 

to the County, and a letter assessment by Paul Peninger of AECOM, issued in March 

2018, is provided as Appendix Q to this Final EIR.  The Assessment indicates that "the 

bottom line measure of feasibility is the land residual that is left over after taking into 

account all revenues and costs for the two hypothetical development alternatives.  A 

negative land residual indicates an infeasible project, whereas a positive land residual 

indicates a potentially feasible development if the resulting land price is sufficient to 

incentivize sale of the site by a willing property owner." 

The consultant's financial feasibility analysis of the two alternatives to the proposed 

project determined for the C-2 community commercial alternative that "…based on 

prevailing commercial market conditions, current County zoning requirements, and 

development costs, the community commercial alternative does not yield a positive 

land residual.  This finding is not surprising given that the site has been underutilized 

for quite some time, and surrounding commercial properties in the market area have 

also struggled with vacancies and slow lease-up rates.  In general, the market for 

traditional "brick and mortar" retail in urban and suburban areas of the United States 

has been in a state of dramatic flux over the past decade or so, making the feasibility of 

most new 100 percent infill commercial retail sites very challenging for most sites, and 

in particular in areas that are already saturated with chain retail uses."  For the C-2 

mixed use alternative, the analysis indicated that "The mixed-use alternative performs 

somewhat better than the community commercial alternative, based on the strong 

assumed demand for residential rental uses in Santa Cruz County.  As shown, this 

prototype yields a positive land residual, but it is only marginally positive and would 

likely not return a final land price that would be highly or sufficiently attractive to the 

property owner to induce a land sale.     

Alternative No. 3 and No. 4 reflect potential development of the project site based on 

design and planning prototypes prepared by a knowledgeable local architect under 

contract to the County, based on what is allowed under current C-2 zoning and 

applicable development standards.  There was not an attempt to design an alternative 

that would have greater traffic impacts than the proposed project; the alternatives were 

designed to present what could be proposed consistent with current C-2 zoning under 

an "all commercial" scenario and a "mixed use 50% commercial and 50% residential" 

scenario.  The economic analysis shows that, in contrast to the commenter's 
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perspective, other alternative projects would need to be of greater intensity of land use 

in order to yield a positive land residual, which would generate greater vehicle trips 

than the alternatives presented by the Draft EIR.  Less intensive developments could in 

theory be proposed, but these would yield even less residual land value and would be 

that much less viable.   

36-5 See response to comment E-36-29 below.  

36-6 Please see response to comment E-36-1. 

36-7 Please see response to comment E-36-2. 

36-8 Please see response to comment E-36-3. 

36-9 Please see response to comment E-36-4. 

36-10 Please see response to comment E-36-5. 

36-11 See Table 3.6-4 (Assessment of Relationship of Proposed Project to the Sustainable 

Santa Cruz County Plan Guiding Principles), Focus Area 3: Upper 41st Avenue.   

36-12 Comment noted.  Alternative No. 3 and Alternative No. 4 were included to provide 

alternatives that considered what types of projects could be developed consistent with 

the existing General Plan designation (C-C) and zoning (C-2).  Pages 5-21 and 5-29 of 

the Draft EIR state, “This alternative would satisfy two out of five project objectives 

outlines in Section 2.5 of this EIR.  It would not meet objectives 1 through 3 due to a 

proposed retail-commercial development rather than an automotive dealership as 

under the Proposed Project.”  This type of alternative would clearly not be preferred 

by the applicant due to fewer project objectives being met.   

36-13 It is the understanding of County staff that the applicant is not currently pursuing 

acquisition of APN 030-121-34 for inclusion in the proposed project area.  See Section 

5.3 Alternative No. 2: Proposed Project with APN 030-121-34.  Alternative No. 2 would 

also include APN 030-121-34 to be re-designated and rezoned from existing 

Community Commercial to Service Commercial.  This alternative was defined because 

it is reasonably foreseeable that either the County of Santa Cruz or the existing or a 

future property owner would believe that a consistent C-4 Service Commercial 

designation should apply to this parcel for a more rational land use pattern in the area, 

if the proposed Nissan project is approved.  This alternative is also considered more 

likely to result in removal of the dilapidated home that exists on this parcel. 

36-14 An offsite alternative was selected in order to determine if potential environmental 

impacts would be reduced while still meeting the proposed project objectives.  The 

results of the offsite alternative are provided in Section 5.6 Alternative No. 5:  Offsite 

Nissan Dealership. 

36-15 The Final EIR and CEQA Findings of Fact and Statement of Overriding Considerations 

would be made available to the public before the Planning Commission and Board of 
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Supervisor’s public hearings.  The proposed project will be considered by the Planning 

Commission prior to the Board of Supervisors hearing.  The Planning Commission 

packet would be made available to the public approximately seven days prior to the 

scheduled Planning Commission hearing, and the Board of Supervisor’s packet would 

typically be made available to the public the Thursday before the Tuesday public 

hearing.   

36-16 The applicant has clearly chosen to relocate his business from the City of Santa Cruz to 

the unincorporated County of Santa Cruz.  Clearly, the dealership would serve the 

unincorporated County as well as the greater Santa Cruz County area.   

36-17 This is clearly a project objective.  Without the General Plan amendment and zone 

change, the proposed project could not be approved and would not be consistent with 

the General Plan and Zoning. 

36-18 As contained in Table 3.6-2 of the Draft EIR on page 3.6-15, General Plan Policy LU-

2.17.5 Service Commercial Uses on Small Parcels states, “Encourage assembly of 

existing small parcels and restrict intensity of use on small parcels to minimize impacts 

on traffic and adjacent properties.”  Table 2-1 on page 2-2 of the Draft EIR provides a 

list of the proposed parcels to be combined that total 2.568 acres.  The combination of 

these small parcels that range in size from 0.132 acre to 0.819 acre enable a larger single 

commercial project with more efficient ingress and egress from the one site rather than 

from eight individual smaller sites.   

36-19 The applicant has clearly chosen to relocate his business from its existing location in 

the City of Santa Cruz to the unincorporated County of Santa Cruz.  Therefore, it is 

clear that the tax revenue from his proposed relocated business would be contributed 

to the unincorporated County of Santa Cruz rather than the incorporated City of Santa 

Cruz.  Sales tax associated with automobiles is assessed based on the location the 

purchaser resides.  The local portion of sales tax on vehicles would go to the County of 

Santa Cruz. 

36-20 The Draft EIR provides a description of the Existing Visual Character of the area 

surrounding the project site.  See Section 3.1 Aesthetics and Visual Resources of the 

Draft EIR.  

36-21 Comment noted.  

36-22 If determined to be feasible by decision-makers, Mitigation Measure TRA-1 is required 

as mitigation for the additional vehicle trips that would be added to the intersection of 

Soquel Drive at Robertson Street by the proposed project.  No significant impacts from 

CO hotspots would result from the proposed project; and therefore, no mitigation 

would be required as stated on page 3.2-21 of the Draft EIR under Impact AQ-4.  

Mitigation Measure TRA-1 would not only improve traffic flow on Soquel Drive at 

Robertson Street, it would also assist in the reduction of CO in the process due to 
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reduced delay times.  It should be noted that the addition of vehicle trips to both the 

intersections of Soquel Drive at Robertson Street and Soquel Drive at Porter Street 

would not increase the volume to capacity ratio of either intersection by 5 percent or 

more during either the AM or PM peak hours, increase the vehicle delay at either 

intersection by 10 seconds or more, or decrease the reserve capacity by 50 percent or 

more.  As a result, no significant impact would occur from CO “hot spots” with 

implementation of the proposed project with or without implementation of Mitigation 

Measure TRA-1.  In addition, no impacts from toxic air contaminants or objectionable 

odors would occur. 

36-23 Please see response E-36-22 above. 

36-24 Comment noted.  Page 3.3-19 of the Draft EIR states, “As shown in Table 3.2-6 

(Estimated Operational Emissions), operational emissions associated with buildout of 

the proposed project would not exceed any applicable MBARD thresholds.  Therefore, 

impacts to regional air quality as a result of long-term operation of the project would 

be less than significant.”   

36-25 Comment noted.  CEQA Section 15065(a)(3) states, “The project has possible 

environmental effects that are individually limited but cumulatively considerable.  

“Cumulatively considerable” means that the incremental effects of an individual project 

are significant when viewed in connection with the effects of past projects, the effects 

of other current projects, and the effects of probable future projects.”  Chapter 3 of the 

Draft EIR addresses cumulative impacts for each resource area under Cumulative 
Impacts.  Cumulative impacts for all issue areas with the exception of 

Transportation/Traffic are not considered to be cumulatively considerable; and 

therefore, result in less than significant cumulative impacts.  However, cumulative 

project impacts to Highway 1 north/west of 41st Avenue and south/east of 41st Avenue 

are considered to be cumulatively considerable; and therefore significant and 

unavoidable due to the inability to feasibly mitigate project impacts.  It should also be 

noted that implementation of Mitigation Measure TRA-1 would reduce cumulative 

impacts at the Soquel/Robertson intersection to a less than significant level if 

determined to be feasible by decision-makers.  If the County identifies and commits 

funding then the mitigation would be feasible and the cumulative impacts would be 

reduced to less than significant in the long term.  However, a temporal cumulative 

impact would occur from the time the proposed project would be operational until the 

time the intersection of Soquel Drive and Robertson Street would be signalized 

(approximately 5 years if funding becomes available).  Although temporary, this 

temporal cumulative impact would be considered significant and unavoidable.  

36-26 The Sustainable Santa Cruz County Plan was accepted by the County Board of 

Supervisors in 2014. A report back to the Planning Commission and Board of 

Supervisors occurred during the summer of 2015 with a proposed work program that 
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would identify which suggestions in the plan should be considered for further 

development and implementation. Many of the goals and ideas being contained in the 

SSCC Plan would be implemented through future General Plan and County Code 

amendments.  It is noted that the initial phase of implementation of the SSCC Plan was 

not described to include a site-specific land use designations/rezoning program; it was 

expected that parcel-specific analysis would be undertaken during a future phase of 

implementation through a General Plan Land Use Map Update/Rezoning work 

program.  

36-27 Comment noted.  The proposed project and the associated mitigation would be 

considered consistent with the Soquel Village Plan (see Table 3.6-3 – Policy 

Consistency: Soquel Village Plan).  If it is determined that Mitigation Measure TRA-1 

is not feasible in the long term and the project is approved, a statement of overriding 

considerations would be required to be adopted by the Board of Supervisors.  Also see 

response to comment E-19-4. 

36-28 Comment noted.  Page 3.8-20 of the Draft EIR states, “Based on the trip generation and 

trip distribution, approximately negative five net new trips would travel northbound 

on Highway 1 in the AM peak hour, and four net new trips would travel southbound 

on Highway 1 in the AM peak hour.  Likewise, approximately five net new trips would 

travel northbound on Highway 1 in the PM peak hour, and two net new trips would 

travel southbound on Highway 1 in the PM peak hour.  LOS D or better is acceptable 

under Caltrans significance criteria, and LOS E and F is considered unacceptable.  

Because the highway segments on Highway 1 at 41st Avenue are currently operating a 

LOS F in both the AM and PM peak hours, any added trips would be considered 

significant requiring mitigation.  However, no mitigation is available to reduce impacts 

to Highway 1.  Therefore, the contribution of vehicle trips from the proposed project 

would be considered significant and unavoidable.   

36-29 Public Resources Code 21081and 21081.5, and CEQA Guidelines Section 15093, require 

that the County of Santa Cruz balance the economic, legal, social, technological, or 

other benefits  of a proposed project against  its unavoidable environmental effects 

when determining to approve a project.  And if specific economic, legal, social, 

technological, or other benefits outweigh the unavoidable adverse environmental 

effects, the adverse effects may be considered “acceptable.” 

36-30 The ten intersections evaluated in the Transportation Impact Analysis (Appendix G of 

the Draft EIR) were selected in consultation with Santa Cruz County Transportation 

Engineer Jack Sohriakoff for evaluation.  The intersection of 41st Avenue and Gross 

Road was not included due because it was not expected to be significantly impacted by 

the proposed project.  According to the City of Capitola General Plan Draft EIR, the 

intersection currently operates at an acceptable level of service in both the AM and PM 

peak hours (City of Capitola, 2013).   
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36-31 The intersection of Soquel Drive and Daubenbiss Avenue operates at an acceptable level 

of service due to the limited number of trips that travel through the north and south 

legs of the intersection.  For example, in the PM peak hour, much of the delay currently 

occurs at the stop controlled intersection at Soquel Drive and Roberson Street, not at 

Daubenbiss Avenue.  Also, in the AM peak hour, most of the delay occurs at the 

intersection of Soquel Drive and Porter Street, not at Daubenbiss Avenue.   

36-32 Although these single-family houses are non-conforming uses on the C-2 zoned 

parcels, they could be rented by the applicant if he chose to do so.  The baseline 

conditions at the start of this EIR analysis included the homes, and therefore, the credit 

for these single-family houses has been given.   

36-33 Table 3.8-3 on page 3.8-10 of the Draft EIR states, “The study counted 24-hours of the 

in and out trips of the Kings Paint & Paper store as well as the Car Wash for each of the 

three driveways that access the existing site.  Please see the attached count data 

included in Appendix G of the Draft EIR.   

36-34 Comment noted.  Please see Table 3.8-3 Project Trip Generation on page 3.8-10 of the 

Draft EIR.  Also see the Transportation Impact Analysis included as Appendix G to the 

Draft EIR.   

36-35 Comment noted and discussed in in Section 4.3 on page 4-8 of the Draft EIR.  As any 

other type of commercial development in California, the proposed project would be 

subject to the energy conservation requirements of the California Energy Code (Title 

24, Part 6, of the California Code of Regulations, 2016 Building Energy Efficiency 

Standards for Residential and Nonresidential Buildings) and the California Green 

Building Standards Code (Title 24, Part 11 of the California Code of Regulations).   

36-36 Please see the response to comment E-36-29 above.  Also CEQA Findings of Fact and 

Statement of Overriding Considerations would be considered for adoption by decision-

makers in conjunction with approval of the proposed project.   

36-37 Comment noted.  See Section 5.7 Environmentally Superior Alternative.  CEQA 

Section 15126.6(e)(2) requires the identification of the environmentally superior 

alternative among the options studies.  When the “no project” alternative is determined 

to be environmentally superior, CEQA also requires identification of the 

environmentally superior alternative among the development options.  Please see 

Section 5.7.6 as revised for clarification of this point in Section 3.0 of the Final EIR. 

36-38 Assessor Parcel Number 030-121-34 is surrounded by the proposed project site under 

the proposed project.  Under Alternative No. 2, the parcel would be rezoned to C-4 and 

the General Plan land use designation changed to C-S for consistency with the 

surrounding General Plan land use designation and zoning, which would result in a 

more rational land use pattern if dealership is approved and implemented.  The 

property is actively for sale and could therefore be sold at some point if a deal is made.  
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Alternative No. 2 addresses this possibility, that the current or a future owner may 

desire C-4 zoning, or the County of Santa Cruz could initiate a future rezoning to 

facilitate a more rational land use pattern if the dealership is approved.   

36-39 The proposed alternatives were determined based on the list of allowed uses under the 

current zoning of the project site. Each alternative was developed in accordance with 

the site and structural dimensions of the current zone district, parking requirements 

and allowed density for residential units associated with a mixed use proposal. A review 

of the potential environmental impacts associated with each alternative was then 

prepared. It is not the goal of an alternatives analysis to select projects that have no 

impact, rather, it is intended as a means of weighing the proposed development against 

other alternative land use projects under current zoning rather than amended zoning. 

Contrary to the onsite alternatives, an offsite alternative was selected in order to 

determine if potential environmental impacts would be reduced while still meeting the 

proposed project objectives. The results of the offsite alternative are provided in Section 

5.6 Alternative No. 5: Offsite Nissan Dealership of the Draft EIR. 

36-40 See response to E-36-39 above.  

36-41 See response to E-36-39 above. 

36-42 See response to E-36-39 above. 

36-43 Comment noted.  The traffic analysis for Alternative No. 5 is addressed in both the 

Draft EIR on page 5-35 and on page 61 of the Transportation Impact Analysis contained 

as Appendix G to the Draft EIR.  Trip generation was prepared for each of the 

alternatives to qualitatively compare their impacts to those of the proposed project.  

This alternative would also result in significant impacts to Highway 1, and would also 

generate significantly more vehicle trips due to the lack of trip credits from onsite 

businesses and residences.    

36-44 See response to E-36-39 above. 
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Comment Letter E-37 

Ken Smith  

 

Response to Comment Letter E-37 

Ken Smith  

37-1 Comment noted.   

37-2 Comment noted.   

37-3 The SSCC Plan is a Planning and Feasibility Study, and not an adopted policy or 

regulatory document, however it is relevant to discuss the plan in the EIR due to the 

extensive public involvement and interest in the plan. Implementation of the proposed 

mitigation TRA-1 and TRA-2 would improve the level of service in the vicinity of the 

proposed development and reduce potential environmental impacts associated with 

traffic to a less than significant level for the Existing Plus Project conditions provided 

it Mitigation Measure TRA-1 is determined to be feasible by decision-makers.  If not, 

then a statement of overriding considerations would be required in association with 

project approval (see response to comment E-36-25).   

37-1 

37-2 

37-3 

37-4 
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37-4 The proposed project would generate fewer trips than a commercial retail project that 

is currently allowed under the C-2 zoning district.  Alternative No 3, discussed on page 

5-19 of the Draft EIR, concludes that 625 net new trips would be generated from a retail 

commercial project versus 168 net new trips generated by the proposed project.  Table 

5-1 of the Draft EIR concludes that an additional 457 vehicle trips would be generated 

daily under Alternative No 3 versus the proposed project.  See also response to comment 

E-37-3.   

Comment Letter E-38 

Jerry and Lynn Neilsen  

 

Response to Comment Letter E-38 

Jerry and Lynn Neilsen  

38-1 The proposed car dealership and service facility would result in the consolidation of 

eight adjoining parcels. This coordinated development would result in the installation 

of multi-modal improvements including ADA compliant sidewalks and a right-hand 

turn pocket along the project frontage, restriping of existing roadways and installation 

of traffic mitigation measures (Mitigation Measure TRA-1 if determined feasible by 

decision-makers in terms of funding for implementation) intended to improve traffic 

for residents and business owners in the vicinity of the project. See Alternative 

 

38-1 

 

 

38-2 

 

38-3 
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Analysis, Table 5-4 (Comparison of Environmental Impacts of the Alternatives in 

Relation to the Proposed Project) of the Draft EIR. 

38-2 Although no signal coordination has occurred to date, the County of Santa Cruz 

supports the idea of coordinating traffic signal timing along upper 41st Avenue with the 

Caltrans Highway 1 ramps, and those in the City of Capitola. There is no estimated 

timeline for this to occur. 

38-3 See response to comment E-38-1.  

Comment Letter E-39 

Rossanna Dybdahl  

 

Response to Comment Letter E-39 

Rossanna Dybdahl  

39-1 Comment noted.   

 

39-1 
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Comment Letter E-40 

Kathie Method  

 

Response to Comment Letter E-40 

Kathie Method  

40-1 Comment noted.  Fewer trips would be generated under the proposed project than with 

retail commercial allowed under the existing C-2 zone.  Please see response to comment 

E-37-4. 

40-2 Comment noted.   

40-3 Comment noted.  The proposed project would provide frontage improvements that 

would construct an approximately 300-foot long right turn pocket from eastbound 

Soquel Drive onto southbound 41st Avenue.  This improvement allow many more 

vehicles to turn right onto 41st Avenue than under the current scenario.  The 

improvement would help to reduce the queue of vehicles waiting at the intersection 

during red lights and other delays during peak hours.  Also, if deemed to be feasible, 

implementation of Mitigation Measure TRA-1 would improve level of service at the 

intersection of Soquel Drive and Robertson Street from LOS E in the AM peak hour 

 

40-1 

 
 

40-2 

 
40-3 

40-4 
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and LOS F in the PM peak hour to LOS B and D in the AM and PM peak hours, 

respectively.    

40-4 Comment noted.   

Comment Letter E-41 

Daniel Young  

 

Response to Comment Letter E-41 

Daniel Young  

41-1 Comment noted.  

41-2 Comment references the “Soquel Sustainable Plan”.  It is assumed this reference is to 

the SSCC Plan rather than the Soquel Village Plan in that the project site is not located 

within the Soquel Village Plan area. The SSCC Plan is a Planning and Feasibility Study, 

and not an adopted policy or regulatory document. The SSCC Plan does not specifically 

designate the project site as a mixed use development rather, the Plan proposed no 

change to the existing Community Commercial (C-2) zoning of the project site. Given 

the current zoning of C-2 allowing a variety of commercial uses and project site being 

comprised of eight smaller parcels that are currently developed with existing 

commercial and nonconforming residential uses, it cannot be assumed the project site 

would only be developed as a mixed use project. See Alternatives Analysis (Section 5.0) 

of the Draft EIR. 

41-1 

 

41-2 
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Comment Letter E-42 

John Ellis  

 

Response to Comment Letter E-42 

John Ellis  

42-1 Comment noted.   

42-2 Comments noted.   

42-3 Comment noted.  Please see Table 3.8-3 of the Draft EIR on page 3.8-10.  The proposed 

dealership would generate a daily total of 728 vehicle trips with an existing credit of 

560 for a net total of 168 daily vehicle trips.  The table also provides totals for AM and 

PM peak (rush) hours.  The AM peak hour would result in 5 fewer trips than under the 

42-1 

 

 

42-2 

 

 

42-3 

 

 

42-4 

42-5 
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existing condition, while the PM peak hour would result in an additional 26 trips over 

the existing condition.  We are unclear how you arrived at 2 repairs per day per repair 

bay.  That would be a total of 12 vehicle trips.  The proposed project would have six 

service bays, an oil change by, and a car wash bay.  The trip generation per day is 728 

vehicle trips minus the credit for onsite uses.  Trip generation numbers were developed 

for the project using the Institute of Transportation Engineers (ITE) Trip Generation 

Manual, 9th Edition (see page 3.8-10 of the Draft EIR.   

42-4 Comment noted.  Fewer vehicle trips would be generated under the proposed project 

than with retail commercial allowed under the existing C-2 zone.  Please see response 

to comment E-37-4. 

42-5 Comment noted. 

Comment Letter E-43 

Kerry Taub  

 

Response to Comment Letter E-43 

Kerry Taub  

43-1 Comment noted.   

Comment Letter E-44 

David Parks  

 

 

43-1 

 

44-1 

44-2 
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Response to Comment Letter E-44 

David Parks  

44-1 Comment noted.  Please see Section 5.0 Project Alternatives.   

44-2 Comment noted. 

Comment Letter E-45 

Lyn Hood  

 

Response to Comment Letter E-45 

Lyn Hood  

45-1 Comment noted.  The Sustainable Santa Cruz County Plan (SSCCP) is a Planning and 

Feasibility Study, and not an adopted policy or regulatory document, however it is 

relevant to discuss the plan in the EIR due to the extensive public involvement and 

interest in the plan. Implementation of the proposed mitigation TRA-1 (if determined 

to be feasible by the decision-makers) and TRA-2 would improve the level of service 

in the vicinity of the proposed development and reduce potential environmental 

impacts associated with traffic to a less than significant level for the Existing Plus 

Project conditions.  Please also see response to comment E-8-2 for a discussion on traffic 

impacts. 

45-2 Comment noted.  

 

45-1 

45-2 
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Comment Letter E-46 

Johanna Bowen  

 

Response to Comment Letter E-46 

Johanna Bowen  

46-1 Comment noted.    The project will ultimately be considered and action taken on the 

application by the Board of Supervisors.   

 

 

46-1 
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Comment Letter E-47 

Bill Miller  

 

 

47-1 

 

47-2 

 

 

47-3 

 

47-4 

 

47-5 
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47-6 

47-7 

47-8 

47-9 

47-10 

 

47-11 

47-12 

47-13 

47-14 

 

47-15 
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Response to Comment Letter E-47 

Bill Miller  

47-1 See Table 2-1 (Project Description) Nissan of Santa Cruz Proposed Parcels. New 

commercial development in the C-2 and C-4 zone districts are subject to design review 

in accordance with Santa Cruz County Code Section 13.11 in addition to the site and 

structural dimensions called out in SCCC 13.10.333.   

47-2 The proposed rezoning is necessary to ensure consistency with the proposed General 

Plan land use designation (see Table 2-1 of the Draft EIR). 

47-3 See Table 3.6-2 of the Draft EIR, Policy Consistency: County of Santa Cruz 1994 

General Plan, LU-2.17.5 (Service Commercial Uses on small Parcels) and LU-2.1.6 

(Public Service Adequacy): The project proposes to combine eight small parcels. 

Combining these parcels would simplify access to these parcels from the existing 

condition by consolidating access to one driveway from Soquel Drive and one 

Driveway from 41st Avenue which would improve public safety over the existing 

condition. Additionally, the project proposes to install sidewalks along the site frontage 

and beyond, to address the current deficiency/lack of sidewalks in an area which 

currently does not have them. 

47-4 See Table 3.6-2 of the Draft EIR, Policy Consistency: County of Santa Cruz 1994 

General Plan, LU-2.1.4 (Siting of New Development), LU-2.1.6 (Public Service 

Adequacy), and LU-2.17.4) Design of Service Commercial/Light Industrial Uses): The 

project would redevelop an area composed of eight adjoining parcels containing 

existing nonconforming residential uses and commercial uses, in an area which is 

currently deficient in or lacking sidewalks. The required development review process 

would ensure that consistency with the County Code is achieved. 

47-5 The applicant has clearly chosen the project area for his business venture within the 

unincorporated County of Santa Cruz.  He has consciously decided he would like to 

relocate his business from its current location in the City of Santa Cruz to the 

unincorporated area of Santa Cruz County.  Therefore, it is clear that tax revenue from 

his proposed relocated business would be contributed to the unincorporated County of 

Santa Cruz.   

47-6 Long range transportation improvements are addressed in Section 3.8 

Transportation/Traffic in the Draft EIR; Community character is addressed in Section 

3.1 Aesthetics and Visual Resources; alternative land uses are addressed in Section 5.0 

Project Alternatives; Conflicts with the goals of the SSCC Plan is addressed in Section 

3.6 Land Use and Planning.   

47-7 The proposed automotive dealership is not consistent with the existing General Plan 

designation of C-C and existing zoning of C-2.  As a result, the project proposes a 

General Plan amendment and zone change to C-S and C-4 for consistency.  Table 3.6-
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4 on page 3.6-31 of the Draft EIR provides an assessment of the relationship of the 

proposed project to the Sustainable Santa Cruz County Plan Guiding Principles. 

47-8 Chinese pistache (Pistacia chinensis) is proposed to be planted as a street tree and would 

be required by the County.     

47-9 Comment noted.  Please see response to comment E-36-25.  

47-10 Impact TRA-1 indicates that funding for Mitigation Measure TRA-1 may not be 

identified and made available because it is an unprogrammed improvement in the 

County of Santa Cruz Capital Improvement Program; and therefore, it is unfunded.  As 

a result, it is uncertain as to whether proposed Mitigation Measure TRA-1 would be 

implemented, and ultimately the County will determine whether it will identify 

funding and implement the signal.  Even if a commitment to fund the improvement is 

made, it is not likely to be implemented for up to about five years after the dealership 

would be operating, which would be a short term temporal impact considered 

significant and unavoidable.  For this reason, the addition of project generated traffic 

trips to the intersection at Soquel Drive and Roberson Street in the PM peak hour under 

the Existing Plus Project, Near-term Plus Project, and Cumulative Plus Project 

conditions may be considered significant and unavoidable for some or all of those 

timeframes. See page ES-16 of the Draft EIR. 

47-11 Comment noted.  The County of Santa Cruz as lead agency for CEQA does not agree 

with the commenter that the project objectives are flawed; the project applicant 

articulates project objectives of the proposed project.  Chapter 5.0 of the Draft EIR 

provides a reasonable range of project alternatives.   

47-12 As lead agency for CEQA, the County of Santa Cruz developed the project alternatives 

contained in Section 5.0 of the Draft EIR.   

47-13 The alternatives analysis contains the required “no project” alternative, a retail 

commercial project alternative allowed under the existing General Plan designation 

and zoning, and a mixed use alternative also allowed under the existing General Plan 

designation and zoning.  An offsite alternative was also included.   

47-14 Please see response to E-47-6 above.  

47-15 The project proposes a sign exception subject to the provisions of Santa Cruz County 

Code Section 13.10.587 (Sign Exceptions) which states: In any district, exceptions to 

any applicable ordinance standards for a sign, sign program, temporary sign or 

directional sign may be considered for approval where warranted by site–specific 

circumstances. Sign exceptions shall conform to the performance contained therein and 

subject to discretionary approval.  
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Comment Letter E-48 

Ann Steinlauf  

 

Response to Comment Letter E-48 

Ann Steinlauf  

48-1 Comment noted. 

48-2 The Draft EIR does address the eight parcels.  Section 5.2 of the Draft EIR addresses the 

No Project/No Development Alternative.  No other project has been proposed for the 

site other that the applicant’s proposal.  Please see page 5-3 of the Draft EIR for this 

complete discussion.   

48-3 Comment noted.  

48-4 The developer’s responsibility has been calculated to be 2.84 percent of the total 

unfunded cost of the improvement at the intersection of Soquel Drive and Robertson 

Street.  It has been calculated based on an unfunded cost of $500,000 and the project’s 

vehicle trip contribution to the intersection.  This calculates out to $14,200.  See page 

3.8-29 of the Draft EIR. 

48-1 

48-2 

48-3 

48-4 

48-5 

48-6 

48-7 
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48-5 Page 3.8-5 of the Draft EIR contains a discussion of the existing levels of service at study 

area intersections.  Table 3.8-2 also provides the existing conditions of the study area 

intersections and their levels of service during the AM and PM peak hours.  This 

analysis takes into consideration the area schools.   

48-6 Approximately six car carrier trucks are expected to make deliveries per month or 

approximately one car carrier truck every five days.  In addition, an average of six 

deliveries per day, one of which (Nissan parts), would occur when the dealership is 

closed would occur.  These additional deliveries would be from commercial carriers 

(e.g. FedEx, UPS), as part of their normal delivery operations.  

48-7 Nissan could send test drivers thorough Soquel Village.  Soquel Drive is a main east-

west arterial roadway in the county. 
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Comment Letter E-49 

Laura VanDerslice  

 

Response to Comment Letter E-49 

Laura VanDerslice  

49-1 Comment noted.   

49-2 Comment noted.  The public meeting that you mention was for an earlier proposal that 

is no longer under consideration.  The current proposal includes three additional 

parcels for a total of eight parcels.  The draft EIR concludes that significant impacts 

 

49-1 

49-2 

49-3 

49-4 

49-5 

49-6 

 

49-7 

 
 

49-8 
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requiring mitigation would occur to cultural resources, hazards and hazardous 

materials, noise, and transportation/traffic.  Impacts to transportation/circulation 

would require both mitigation and overriding consideration for significant and 

unavoidable impacts.   

49-3 The project would not directly impact residential properties.  The nearest residential 

properties are located greater than 600 feet from the project area.  A noise analysis was 

conducted and is contained in Section 3.7 of the Draft EIR.  Temporary construction 

noise impacts were identified.  Mitigation was provided on page 3.7-14 of the Draft EIR 

that addresses temporary noise impacts.   

49-4 Comment noted.  

49-5 Comment noted.  Please see Chapter 5.0 Project Alternatives that describes both the 

Commercial Development Alternative and the Mixed Use Alternative.   

49-6 Comment noted.   

49-7 Comment noted.  It should be noted that the majority of outside lighting would be 

turned off at night, allowing only a limited number of lights to remain on to provide 

security of the site.  All sign lighting would be turned off after close of business (8:00 

pm on weekdays, 7:00 pm on Saturday and 6:00 pm on Sunday.   

49-8 Comment noted.  



 Nissan of Santa Cruz Project Final EIR 
  Section 2.0: Comments on the Draft EIR and Responses 

 

 
April 2018  Page 2-111 

Comment Letter E-50 

Anthony Silverira  

 

50-1 

50-2 

 

 

50-3 

 

50-4 

 

 

50-5 



Nissan of Santa Cruz Project Final EIR 
Section 2.0: Comments on the Draft EIR and Responses 

 

 
Page 2-112  April 2018 

 

 

50-6 

 

 

 

 

 

 

50-7 

 

50-8 

50-9 
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Response to Comment Letter E-50 

Anthony Silverira  

50-1 Comment noted.   

50-2 Comment noted.  

50-3 Comment noted.  It is anticipated that vehicle test drives would occur on Soquel Drive, 

41st Avenue, and Highway 1.  

20-4 Comment noted.   

50-5 Comment noted. 

50-6 Comment noted.   

50-7 It is anticipated that vehicle test drives would occur on Soquel Drive, 41st Avenue, and 

Highway 1. 

50-8 Comment noted.   

50-9 Comment noted.   
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Comment Letter E-51 

Denise Kennedy  

 

Response to Comment Letter E-51 

Denise Kennedy  

51-1 Comment noted.  

51-2 Comment noted.  

51-3 Comment noted.  

51-4 Comment noted. 

51-1 

51-2 

51-3 

51-4 
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Comment Letter E-52 

Judith C. Zscheile  

 

Response to Comment Letter E-52 

Judith C. Zscheile  

52-1 Comment noted. 

52-2 Please see Section 3.8 Transportation/Traffic in the Draft EIR.  Also see response to 

comment E-60-3.   

 

52-1 

52-2 

 

52-3 

52-4 

52-5 

52-6 

52-7 

52-8 
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52-3 Comment noted. 

52-4 Comment noted.  Please see project Alternative No. 3 Commercial Use Alternative, and 

Alternative No. 4 Mixed Use Development Alternative included in Section 5.0 of the 

Draft EIR.   

52-5 The project proposes a sign exception subject to the provisions of Santa Cruz County 

Code Section 13.10.587 (Sign Exceptions) which states: In any district, exceptions to 

any applicable ordinance standards for a sign, sign program, temporary sign or 

directional sign may be considered for approval where warranted by site–specific 

circumstances. Sign exceptions shall conform to the performance contained therein and 

subject to discretionary approval. 

52-6 Comment noted.  

52-7 Comment noted.   

52-8 Comment noted.  
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Comment Letter E-53 

Catherine Crane  

 

Response to Comment Letter E-53 

Catherine Crane  

53-1 Comment noted.  

53-2 Comment noted.  

53-3 Please see response to comment C-1-2 for a discussion on water consumption. Also see 

revisions to Section 1.4.7 in Section 3.0 of the Final EIR.  

53-4 Comment noted.  Some recycled water may be used by the project.  The project is 

located within the City of Santa Cruz Water Department service area, which requires 

the project utilize water recycling equipment for the proposed car wash bay, or to 

operate on a limited timer with automatic shut-off (Santa Cruz Municipal Code Section 

16.02.040(h)).  The project would also be required to comply with the City of Santa 

53-1 

53-2 

53-3 

53-4 

53-5 

53-6 
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Cruz Water Efficient Landscaping Ordinance (Santa Cruz Municipal Code Chapter 

16.16) as a condition of receiving water service.   

53-5 Comment noted.  Please see response to comment E-18-4 and E-60-3.   

Comment Letter E-54 

Azra Simonetti  

 

54-1 

54-2 

54-3 

 

54-4 

54-5 

 

54-6 

 

54-7 
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Response to Comment Letter E-54 

Azra Simonetti  

54-1 See response C-1-2 above.  

54-2 Please see response to comment E-53-4 above.  

54-3 The proposed project would be responsible for payment of Traffic Impact Fees.   

54-4 Construction would occur over a period of eight months.  Construction would be 

temporary.  The project would be required to prepare a traffic control plan for any 

temporary lane closures during frontage improvements or for utility connections.   

54-5 Please see response to comment E-55-1.   

54-6 Comment noted.  The project site is located outside of the Soquel Village. The proposed 

use would be consistent with the existing commercial uses located in the vicinity of the 

project site. 

54-7 Comment noted.   

Comment Letter E-55 

Dianne Dryer  

 

55-1 

55-2 

55-3 

55-4 

55-5 

55-6 
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Response to Comment Letter E-55 

Dianne Dryer  

55-1 A Nissan dealership as proposed would serve customers from all around Santa Cruz 

County who already own Nissan vehicles that require service or parts, or would serve 

those who desire to purchase a new vehicle.  Development of the automotive dealership 

would serve to revitalize the southwest corner of the intersection of 41st Avenue and 

Soquel Drive.  The project would also provide the addition of sidewalks along the 

project frontage and somewhat beyond for safer pedestrian access through the project 

area, in addition to a new right-turn pocket along the project frontage from Soquel 

Drive to 41st Avenue.  The right-turn pocket would help to reduce the queue of vehicles 

waiting at the signal to turn right on a red light or when vehicles are queued up through 

the intersection.  The project would ultimately provide additional employment 

opportunities for those in Santa Cruz County.   

55-2 The subject parcels are currently developed with existing non-conforming single family 

dwellings, a self-serve carwash and retail building. Since the acquisition of the subject 

parcels by the applicant and while this EIR was being prepared, the existing uses onsite 

have ceased and the retail use has relocated to the City of Capitola. Currently, the 

proposed dealership is the only application under consideration for the project site.   

55-3 Comment noted.  Section 5.6 of the Draft EIR discusses Alternative No. 5 Offsite Nissan 

Dealership.  This alternative proposes to locate the project at the southwest corner of 

Soquel Avenue and Chanticleer Avenue.   

55-4 The Draft EIR does not ignore the Sustainable Santa Cruz County Plan.  Page ES-4 of 

the Draft EIR provides a detailed discussion of the Sustainable Santa Cruz County Plan.  

In addition, Table 3.6-4 Assessment of Relationship of Proposed Project to the 

Sustainable Santa Cruz County Plan Guiding Principles provides a detailed assessment 

of the SSCC plan and its relationship to the proposed project.   

55-5 Comment noted.  See Section 3.8 and Section 5.0 of the Draft EIR.  Traffic impacts 

would be much less under the proposed project than with either a commercial use or 

mixed use development.   

55-6 Comment noted.  See Sections 5.4 and 5.5 for a complete discussion of a mixed use 

development alternative and a commercial use development alternative.   
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Comment Letter E-56 

Vivian Fenner-Evans; Anita Gabriel; Jan Kampa; Liz Levy; Robert Morgan; Lisa Sheridan; 

Katherine Sweet  

 

 
 

56-1 

 
 

56-2 

 
 
 
 

56-3 

 
 

56-4 
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Response to Comment Letter E-56 

Vivian Fenner-Evans; Anita Gabriel; Jan Kampa; Liz Levy; Robert Morgan; Lisa Sheridan; 

Katherine Sweet  

56-1 Comment noted.  The purpose and legal authority of the EIR is discussed on page 1-1 

of the Draft EIR.   

56-2 Comment noted.   

56-3 Comment noted.  It should be noted however, that the SSCC plan was accepted by the 

Board of Supervisors on October 28, 2014 as stated on page 1.2 of the Draft EIR.  Also, 

it should be made clear that the Board of Supervisors directed staff to return to the 

Planning Commission and the Board during the Summer of 2015 with a proposed work 

program that would identify which suggestions in the Plan should be considered for 

further development and implementation; with the additional direction that staff 

return in September 2015 instead of Summer 2015.  The direction was not to codify the 

visions it contains into County statutes and law as stated.   
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56-4 Comment noted.  No specifics are provided on how the Draft EIR is lacking.   

56-5 Comment noted.   

56-6 On November 2, 2016, a project review consultation was submitted to the Planning 

Department for the proposed dealership. A formal application (161443) for the 

proposed development was submitted on December 19, 2016. The project requires a 

rezone of the project site from Community Commercial (C-2) to Service Commercial 

(C-4) because the existing C-2 zoning precludes automobile dealerships. Technical 

information related to application 161443 was submitted between December 19, 2016 

and the circulation of the initial study for public review on April 4, 2017. Application 

161443, and its contents, is available for review in the Planning Department Records 

Room. One week prior to application 161443 being heard by the Planning Commission, 

the Planning Department became aware that the applicant had acquired additional 

parcels with the anticipation of incorporating them into the proposed development. 

The application was subsequently pulled from the Planning Commission agenda. Due 

to the change in scope of the project and identified traffic impacts to Highway 1, 

Planning Department staff concluded that an EIR would be required for the current 

proposal (171179). On June 21, 2017 a formal application was submitted for the current 

proposal. The Draft EIR was prepared by Planning Department staff.  All technical 

documents submitted by the applicant were peer-reviewed under the direction of the 

Planning Department. The cost to the applicant for the preparation of the Draft and 

Final EIR is not relevant to this EIR process.   

56-7 Comment noted.  Also see response to comment No. 56-3 above. 

56-8 Comment noted.  

56-9 Comment noted. County of Santa Cruz Planning Department staff is unable to provide 

information prior to the submittal of the proposed project. Andy Constable, Economic 

Development Manager works for the County Office of Economic Development and was 

not involved in the preparation of the Draft or Final EIR. A request for email 

correspondence between Andy Constable, the Planning Department and the applicant 

is being processed under a Freedom of Information Act request. 

56-10 Public notification regarding application 171179 was distributed to residents and 

property owners within 1,500 feet of the project site per the direction of the Planning 

Commission on May 10, 2017. The applicant has held two community meetings 

regarding the proposed development which included a noticing radius of 1,500 feet. 

56-11 Comment noted.  Summary of the project description from the Transportation Impact 

Analysis included as Appendix G to the Draft EIR. 

56-12 Comment requests information related to a previous application 161443 which is 

outside of the scope of the EIR. The Sustainable Santa Cruz County Plan (SSCCP) is a 

Planning and Feasibility Study, and not an adopted policy or regulatory document, it is 
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relevant to discuss the plan in the EIR due to the extensive public involvement and 

interest in the plan. : See Table 3.6-4 (Assessment of Relationship of Proposed Project 

to the Sustainable Santa Cruz County Plan Guiding Principles), Focus Area 3: Upper 

41st Avenue. 

56-13 Section 2-2 of the Draft EIR is intended to provide a clear description of the project 

location.  Section 15124(a) of the CEQA Guidelines, states, “The precise location and 
boundaries of the proposed project shall be shown on a detailed map, preferably 
topographic.  Location of the project shall also appear on a regional map.”  Figures 2-1 

and 2-2 of the Draft EIR contain the Regional Location Map and Project Vicinity map, 

respectively.  The location of the project is shown on both the regional and vicinity 

maps.  In addition, a conceptual site plan is provided as Figure 2-3 that shows the 

locations of the project at the southwest corner of Soquel Drive and 41st Avenue.  The 

project location focuses on immediately surrounding land uses and zoning.  

56-14 Comment noted.   

56-15 Comment noted.   

56-16 Comment noted. 

56-17 Comment noted. 

56-18 Comment noted. 

56-19 Comment noted.   See Project Objectives.  The location for Alternative No. 5 (Offsite 

Nissan Dealership) was selected in order to meet the project objectives.   

56-20 The project objectives are based on the applicants desire to develop the project site as a 

car dealership with service area. The Santa Cruz County Planning Department was not 

involved in the applicant’s decision to locate the proposed development at the project 

site. 

56-21 See response to comment 47-3. Further, the SSCC Plan is a Planning and Feasibility 

Study, and not an adopted policy or regulatory document. The SSCC Plan is relevant to 

discuss in the EIR due to the extensive public involvement and interest in the plan. See 

Section 5.0 Project Alternatives. See also Executive Summary, Project Description and 

Section 2.4 Project Features regarding combination of subject parcels in the Draft EIR. 

56-22 See Table 3.6-4 (Assessment of Relationship of Proposed Project to the Sustainable 

Santa Cruz County Plan Guiding Principles) in the Draft EIR. 

56-23 Comment noted. 

56-24 See Section 2.3 Existing Site Characteristics. 

56-25 The applicant has clearly chosen the project area for his business venture within the 

unincorporated County of Santa Cruz.  He has consciously decided he would like to 

relocate his business from its current location in the City of Santa Cruz to the 
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unincorporated area of Santa Cruz County.  Therefore, it is clear that tax revenue from 

his proposed relocated business would be contributed to the unincorporated County of 

Santa Cruz.  The project objectives were prepared by the County of Santa Cruz 

Planning Department acting as lead agency in cooperation with the project applicant.   

56-26 The number of car dealership employees is based on the applicant’s expected needs to 

operate the proposed car dealership and service area. The number of total employees is 

anticipated to be 40 though this number could fluctuate over time. It is anticipated that 

19 employees would work a typical shift. Information related to the number of 

expected car sales to residents and non-residents of the unincorporated portions of 

Santa Cruz County is not evaluated in the EIR in that this information is not reasonably 

available or related to a potential environmental impact. 

56-27 Potential tax revenue was not evaluated in the Alternatives Analysis (Section 5.0) in 

that it is not reasonably related to a potential environmental impact.  

56-28 Comment noted.  

56-29 See Table 3.6-2 Policy Consistency: County of Santa Cruz 1994 General Plan Santa Cruz 

County. Regional commercial uses are intend to meet the commercial service needs of 

the various communities in the County. The project proposes roadside improvements 

which enhance the walkability surrounding the project site (See Table 3.6-4 

Assessment of Relationship of the Proposed Project to the Sustainable Santa Cruz 

County Plan Guiding Principles). Regarding affordability of vehicles sales, this 

information was not evaluated in the EIR as it is not reasonably related to a potential 

environmental impact. 

56-30 Comment noted.  See General Plan Land Use Designations on Figure 3.6-2 that depicts 

surrounding land uses composed of C-C and C-S uses.  The SSCC Plan is a Planning and 

Feasibility Study, and not an adopted policy or regulatory document. Discussion in 

Table 3.6-2 (Policy Consistency: County of Santa Cruz 1994 General Plan reflects the 

current land use designations adjoining the project site to the west and south as well as 

parcels located across Soquel Drive and 41st Avenue as indicated in Section 3.1.1 b 

(Existing Visual Character). 

56-31 Comment noted.  

56-32 Comment noted.   

56-33 Comment noted. The SSCC Plan is a Planning and Feasibility Study, and not an adopted 

policy or regulatory document. See Table 3.6-4 Assessment of Relationship of the 

Proposed Project to the Sustainable Santa Cruz County Plan Guiding Principles. 

56-34 The SSCC Plan is a Planning and Feasibility Study, and not an adopted policy or 

regulatory document. 
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56-35 Through the implementation of traffic mitigations TRA-1 (if determined feasible with 

regard to identifying/committing funding for implementation) and TRA-2, traffic 

congestion and air quality are expected to improve. The installation of sidewalks in an 

area which is currently deficient and or lacking will improve the walkability 

surrounding the project site. The project proposes installation of bike racks to 

encourage workers to utilize alternate modes of transportation that automobiles. 

56-36 See Discussion in Section 3.1.1b. Existing Visual Character and Table 3.6-2 Policy 

Consistency: County of Santa Cruz 1994 General Plan, specifically, LU-2.1.4 (Siting of 

New Development), LU-2.1.6 Public Services Adequacy.  

Comments requesting additional clarification regarding Table 3.6-4 Assessment of 

Relationship of the Proposed Project to the Sustainable Santa Cruz County Plan 

Guiding Principles, see discussion under Section 3.6 Land Use and Planning 

(Sustainable Santa Cruz County Plan). 

56-37 The SSCC Plan is a Planning and Feasibility Study, and not an adopted policy or 

regulatory document. Comments requesting additional clarification regarding Table 

3.6-4 Assessment of Relationship of the Proposed Project to the Sustainable Santa Cruz 

County Plan Guiding Principles, see discussion under Section 3.6 Land Use and 

Planning (Sustainable Santa Cruz County Plan) 

56-38 The SSCC Plan is a Planning and Feasibility Study, and not an adopted policy or 

regulatory document however, Figure 4-8 of the SSCC Plan indicates the project is 

located along a transit corridor with Existing non-residential character. Site and 

Building design is characterized on page 4-7 of the SSCC Plan which states: The design 

character of a site is defined by building placement, parking location and design, 

landscaping, building orientation, and vehicle, bicycle, and pedestrian circulation. 

Figure 4-3 compares the site and building design in two distinct places: Soquel Village 

and Upper 41st Avenue. In Soquel Village, buildings abut the front sidewalk with main 

entries oriented to the street and parking located behind buildings. Along Upper 41st 

Avenue, buildings are placed towards the rear of the site to accommodate vehicle 

circulation and large parking lots.  Further, Figure 4-8 of the SSCC Plan does not 

identify the project site as a location where new mixed use might be appropriate (See 

page 4-18 of the SSCC Plan (Focused Development and Community Character). 

56-39 Comment noted.  

56-40  The applicant has held two community meetings regarding the proposed development. 

Transcript from the May 31, 2017 community meeting is on file with the County of 

Santa Cruz Planning Department and available at the following web link: 

https://santacruznissan.com/Community-Meeting-Feedback 

Transcript from the February 8, 2018 community meeting is on file with the County of 

Santa Cruz Planning Department. 
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56-41 The proposed General Plan Land Use Designation amendment and rezoning would be 

consistent with the existing pattern of commercial development in the vicinity of the 

proposed development. These changes are proposed for the project site alone and would 

not affect parcels in the vicinity that are not included in the proposal. The proposed 

design is consistent with the pattern of development in the vicinity with respect to 

location and design of landscaping, building orientation, and vehicle, bicycle, and 

pedestrian circulation. 

56-42 Section 3.7.2 Impacts on page 3.7-9 of the Draft EIR provides significance thresholds 

for noise pursuant to Appendix G of the CEQA Guidelines.  Number 1 states, “Exposure 
of persons to or generation of noise levels in excess of standards established in the local 
general plan or noise ordinance, or applicable standards of other agencies.”  The 

standards established by the County of Santa Cruz are contained in Table 3.7-4, 

Maximum Allowable Noise Exposure for Stationary Noise Sources.”  The maximum 

daily average hourly noise level (Leq) at the property line is 50 Leq between the hours 

of 7 am and 10 pm.  Page 3.7-12 of the Draft EIR states, “Noise sensitive land uses in 

the project vicinity include mobile homes, single-family residences and multi-family 

residences, the closes of which are approximately 600 feet from the project site.”  Page 

3.7-11 states, “The use of pneumatic tools would occur in irregular intervals.  If it is 
assumed that pneumatic tools would be used 20 percent of the time, the hourly Leq at 
the property line would be approximately 65 dB from project operations.  The threshold 
according to the General Plan at the property line is 6968 decibels due to the higher 
ambient noise level in the project area due to existing roadway noise (see Appendix P).  
This is a 43 decibels below the allowed threshold at the property line.  This is also 
within the conditionally acceptable range for a commercial use as outlined in Figure 6-
2 of the County of Santa Cruz General Plan.”  At the nearest sensitive receptor 600 feet 

from the site, the noise level at the property line of the sensitive receptor would be 

approximately 47 dB Leq.  It should be noted that the ambient noise at the property 

lines of nearby sensitive receptors is likely higher due to nearby roadway noise than 

the 50 dB hourly Leq daytime threshold outlined in Table 3.7-4 of the Draft EIR.  

Footnote 5 of the table states, “Allowable levels shall be raised to the ambient noise 
levels where the ambient levels exceed the allowable levels.”  Therefore, impacts would 
be less than significant.  No mitigation measures would be required for the operation 
phase.”   

56-43 The Community Commercial (C-2) zoned property is located immediately to the south 

of the proposed project site as outlined in the Table 2-2 of the Draft EIR.  The Draft 

EIR focused on nearby sensitive receptors as discussed on page 3.7-7 of the Draft EIR.  

The ambient noise level in and around the project site was estimated at 69 dB DNL 

using noise data collected by Charles M. Salter Associates in 2016 on Soquel Drive at 

Twin Palms Drive.  An onsite noise measurement was taken (see response to comment 

E-56-44).  This is a conservative 24 hour average noise level rather than a potentially 
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higher hourly Leq noise level.  Using 6968 dB Leq as the ambient noise threshold (see 

footnote 5 of Table 3.7-4 of the Draft EIR), the 65 dB hourly Leq outlined above in 

response E-56-42 would be  43 decibels (due to added distance from the service area) 

below the allowed threshold at the property line.  Therefore, no significant noise 

impact would occur to adjacent commercial businesses from project operations.  In 

addition, operational noise generated from the project would be projected towards the 

east of the project site rather than the sough due to the east-facing service bays.   

56-44 The County of Santa Cruz Planning Department as CEQA lead agency made the 

decision to use the existing recent noise data that was available to the County Planning 

Department rather than conduct new noise measurements that would not contribute 

much to the analysis.  The ambient noise level in and around the project site was 

estimated at 69 dB DNL using noise data collected by Charles M. Salter Associates in 

2016 on Soquel Drive at Twin Palms Drive.  This is a conservative 24 hour average noise 

level rather than a potentially higher hourly Leq noise level.  Traffic noise in the project 

vicinity and much of Santa Cruz County is the primary noise source, and traffic 

volumes in the project area are substantially higher than the location of the noise 

measurement at Twin Palms Drive and Soquel Drive.  The higher the ambient noise 

level determined in the project area, the higher the noise threshold (see footnote 5 of 

Table 3.7-4 of the Draft EIR).   

A new baseline noise measurement was taken at the project site on April 2, 2018 at 

2815 41st Avenue 40 feet from the roadway centerline.  The hourly Leq at that location 

was 68 dBA Leq with an Lmax of 89 dBA, Lmin of 57 dBA, and a peak of 110 dBA.  

Measurements were taken at 5:15 pm during peak hour traffic.  Section 3.7.2(b) of the 

Draft EIR has been revised and is included in Section 3.0 of the Final EIR.  As a result, 

the threshold according to the General Plan at the property line is 68 dBA Leq rather 

than 69 dBA Leq as stated in the Draft EIR (see Appendix P).  This is 3 decibels below 

the 68 dBA Leq threshold rather than 4 decibels as stated in the Draft EIR.  However, 

the change is not significant and remains below the threshold.  Therefore, no significant 

impact would occur. 

56-45 Comment noted regarding the San Lorenzo Lumber site.  The site is currently zoned 

SU.  The trip generation for the proposed project has not changed from what was 

provided in the Draft EIR.  As stated on page 3.7-13 of the Draft EIR, “The proposed 
project is expected to generate 43 AM peak hour, 59 PM peak hour, and 728 average 
daily trips on weekdays.  Consistent with standard Santa Cruz County traffic 
engineering practices, the proposed project is credited for replacing the existing uses 
on the project site, namely four existing single family homes, a self-serve car wash, and 
a retail paint store, resulting in a trip credit of 48 in the AM peak hour, 33 in the PM 
peak hour, and 560 average daily trips. Therefore, the traffic analysis concluded that 
the proposed project would generate a net of -5 AM peak hour trips, 26 PM peak hour 
trips, and 168 daily trips.  Figure 3.8-2 in Transportation/Traffic depicts how these 
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project generated trips would be distributed on area roadways.  A decrease of 5 AM 
peak hour trips and an increase of 26 PM peak hour trips distributed among the area 
roadways would not result in a significant increase in area noise levels on sensitive 
receptors.  The added trips would not result in a measurable increase the decibel level.  

Table 3.7-2 of the Draft EIR states that an increase of 1 dB would be allowed with an 

existing ambient noise level of 6968 dB Leq (see Appendix P).   

Because no measurable increase in the ambient decibel level would occur from the 

added project vehicle trips, no significant impact would occur as concluded on page 

3.7-13 of the Draft EIR.   

56-46 Comment noted regarding Impact NOI-1. 

56-47 See Response to E-56-43 above.  Noise impacts from project generated noise would be 

less than significant.   

56-48 The project site is located between 600 and 800 feet from the nearest sensitive receptors 

in the project area.  The proposal involves a Nissan Dealership on the southwest corner 

of Soquel Drive and 41st Avenue and is not a proposal for the Honda Dealership on the 

north side of Soquel Drive adjacent to Rodeo Mobile Estates.  Noise impacts at the 

described distance from sensitive receptors would not be considered significant.  Please 

see response to comment E-56-43. 

56-49 Please see response to comment E-56-44.  Please see response to E-56-42.  The project 

would not generate noise levels as high as 75 dB Leq.  Page 3.7-11 states “The use of 
pneumatic tools would occur in irregular intervals.  If it is assumed that pneumatic tools 
would be used 20 percent of the time, the hourly Leq at the property line would be 
approximately 65 dB from project operations.”  This level is below the existing ambient 

noise level of 68 dBA Leq (see Appendix P).  See response to comments E-56-42.  Noise 

levels that are conditionally acceptable would be allowed under a use permit issued by 

the planning department and approved by the Planning Commission and Board of 

Supervisors when required.  No noise measurements were taken at the adjacent car 

wash to the south of the site.  It generates noise from the onsite automated car wash 

with a blower, and several outdoor vacuum cleaners that are located near the south 

project site boundary.   

56-50 Comment noted.  The site is zoned C-4 and will generate some noise during car 

maintenance and repairs.  Excessive noise would not be expected.  Noise from Honda 

in excess of what is allowed under the General Plan and their Use Permit would be the 

responsibility of Code Enforcement.  The same course of action would apply to 

violations from the proposed Nissan Dealer.   

56-51 Comment noted.  Page 2 of the Transportation Impact Analysis contained as Appendix 

G to the Draft EIR states, “The Project will generate 43 AM peak hour, 59 PM peak 

hour, and 728 average daily trips on weekdays, based on Institute of Transportation 
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Engineers (ITE) Trip Generation 9th Edition data and methodologies.  Consistent with 

standard Santa Cruz County traffic engineering practices…”   

56-52 Comment noted.  Please see response D-1-1.  The adopted 1994 County of Santa Cruz 

General Plan requires that the County of Santa Cruz evaluate traffic impacts using Level 

of Service.  Although VMT may be used in the future following amendment to the 

General Plan Circulation Element, it is not appropriate for this project or any other 

project at this time.  Comments on the AMBAG 2040 MTP/RTP are not related to this 

project.  Figure 4-12 – 2035 Land Use Pattern – Santa Cruz County in the AMBAG 2035 

Sustainable Communities Strategy depicts the project site and surrounding areas as 

“Industrial/Institutional rather than “Suburban/Commercial/Mixed Use.  It should be 

noted that the land uses mapping depicted in the SCS are conceptual.  Land Use 

authority of the project area remains with the County of Santa Cruz.  The County is 

not potentially subject to a requirement to reimburse the Grant.   

56-53 It should be noted that the 1% threshold contained in General Plan Policy 3.12.1 allows 

project to cumulatively add trips to a roadway intersections that are currently at LOS 

E or F as long as the contribution of trips is below the 1% volume to capacity ratio.  

Page 3.8-8 of the Draft EIR discusses past case law nullifying the approach to 

determination of significance of cumulative impacts in Kings County Farm Bureau v. 

City of Hanford, etc.  No other projects are being subject to this portion of Policy 3.12.1 

since January 2017.  The County of Santa Cruz is currently working on updating the 

Circulation Element of the General Plan that would revise this policy.  Any increase in 

vehicle trips added to an intersection at LOS E or F is considered significant under 

CEQA and would require mitigation.  The transportation and roadside improvement 

fees are calculated based on increased proposed project traffic generated as measured 

by trip ends.  Section 15.12.030 of the County Code is still valid.  Please see response 

E-16-3 for a discussion on the applicant’s fair share contribution to the signalization of 

Soquel Drive at Robertson Street.   

56-54 Section 3.8 Transportation/Traffic under (a) Methodology should delete “partially.”  

The analysis relies on the Traffic Impact Analysis Report conducted by Kimley Horn.  

It should be noted however, that the traffic report was peer reviewed by the County 

Traffic Engineer as well as Mott MacDonald (see page6-9 of the Draft EIR).  The Kimley 

Horn Report results have not been altered or changed.  They have been summarized 

into the Draft EIR.   

56-55 Page 3.8-11 of the Draft EIR states, “The trip distribution was developed base on 

consultation with Santa Cruz County staff, SCCRTC Average Daily Traffic Volumes, 

Caltrans Average Annual Daily Traffic volumes, and knowledge of the study area.”  

Kimley Horn transportation engineers have years of experience analyzing traffic 

impacts in Santa Cruz County; and therefore, have “knowledge of the study area.”   
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56-56 Comment noted.  The correction has been made to state (Intersections 4 and 6) rather 

than (Intersections 2 and 4).   

56-57 Comment noted. See response to Comment 56-55 above regarding project trip 

distribution methodology.   

56-58 Delivery trucks would be instructed to enter the site via the project driveway on 41st 

Avenue unload in the specified onsite unloading zone and exist via the driveway on 

Soquel Drive.  The project site has been designed to accommodate ingress, onsite 

unloading, and egress of a 65-foot long vehicle transport truck.  Transport trucks would 

likely exit Highway 1 at Soquel Drive exit enabling them to make a right-hand turn 

onto 41st Avenue and into the project driveway.   

56-59 The intersection at Soquel Drive and Robertson will need to accommodate the 

driveway as a fourth leg of the intersection if signalized.  Although not marked with a 

left and through arrow as a signalized intersection would be, the center lanes in both 

the eastbound and westbound directions function as left and through lanes.  The 

southbound lanes are located on the Robertson Street leg of the intersection.  Vehicles 

turning left from Soquel Drive westbound onto Robertson Street or right from Soquel 

Drive eastbound onto Robertson Street or through from the north leg driveway onto 

Robertson Street would travel southbound.   

56-60 Comment noted.  The Draft EIR stated “Uncertain feasibility therefore classified as 

infeasible” due to uncertain funding sources to complete installation of the signal at the 

intersection of Robertson Street and Soquel Drive.  The payment by the applicant of 

$14,200 is the project’s fair share contribution to impacts at the already impacted 

intersection of Soquel Drive and Robertson Street.  The entire mitigation cost is 

estimated to be $500,000 to signalize the intersection.  Table 3.8-7 (page 3.8-23) of the 

Draft EIR shows the Mitigated Existing Plus Project Conditions Intersection Level of 

Service.  The signalized intersection would operate at LOS B in the AM and LOS D in 

the PM peak hours with the proposed project.  The near term with project conditions 

have been determined to be significant and unavoidable because mitigation would not 

be completed (i.e., the intersection of Soquel Drive and Robertson Street would not be 

signalized) even though the project would be constructed and operational.  The 2.84 

percent of the traffic volume of the intersection of Robertson Street and Soquel Drive 

was calculated by Kimley Horn traffic engineers.  The Transportation Impact Analysis 

has been included as Appendix G to the Draft EIR.  This percentage is based on the 

project trip generation and trip distribution through the intersection.  The 

Transportation Impact Analysis was used to determine that signalizing the intersection 

of Soquel Drive at Robertson Street would improve the intersection LOS.  The traffic 

consultant Kimley Horn, County Traffic Engineer, peer review traffic consultant Mott 

MacDonald, and Planning Department concluded that the intersection LOS would 

improve with a traffic signal.  Aptos Village has similar signalization as Soquel Village.  
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LOS C and D still involves some level of congestion in Soquel Village during the AM 

and PM Peak hours.  Speeding would be difficult and is a law enforcement issue if it 

occurs.  The driveways on the north side of the intersection at Robertson Street and 

Soquel Drive would need to be consolidated into a single driveway in order to construct 

a single north leg of the proposed four leg intersection.  The properties located at the 

north leg of the intersection are zoned C-2 Community Commercial and not C-4 

Service Commercial.  Restriping on Robertson Street near the Alimur Mobile Home 

Park was determined by Kimley Horn traffic engineer, County Traffic Engineer, peer 

review traffic engineer Mott MacDonald, and the County Planning Department.  The 

proposed signalized intersection signalization improvements have not yet been 

designed.  It would be designed to meet the county requirements for minimum lane 

width.  Bicycle lanes would be accommodated on Soquel Drive with the signalization 

improvements.  Please see response to comment E-36-29 for discussion of overriding 

findings.  The traffic lights would be designed to be consistent with County DPW 

design criteria.   

56-61 The comment is not relevant to the current proposal.  The requested information was 

a part of a previous project and is not a part of the current project proposal.    

56-62 The County of Santa Cruz Design Criteria states, “When feasible, lane widths would be 

adjusted to account for striping width and provide for enhanced bike lane width up to 

1.8 m (6 ft).”  The design would be consistent with County Design Guidelines.   

56-63 There would be no changes regarding current phasing and splits. The cycle length may 

be modified in order to better accommodate traffic demand. 

Optimization will be implemented mainly to improve traffic flow during peak hours. 

At such time, vehicular speeding is not expected given high traffic volumes; however, 

if vehicular speeding becomes an issue at times other than peak times, the traffic signals 

could be set to operate at current parameters. 

The time for the "No Parking Area" at the loading zone would be extended during peak 

times. By doing so, additional vehicles would be able to make right turns during such 

times. 

It is estimated that approximately100 vehicles per hour would make right turns during 

the PM peak hours. 

56-64 The comment is not relevant to the current proposal.  The requested information was 

a part of a previous project and is not a part of the current project proposal.   

56-65 See Appendix G Transportation Impact Assessment of the Draft EIR.  The proposed 

intersection improvements would completely mitigate both proposed project generated 

traffic impacts when implemented in addition to much of the existing traffic 

conditions.   
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56-66  Comment noted.  See response to comment E-36-31.  The assessment is contained in 

the Transportation Impact Analysis contained in Appendix G of the Draft EIR.   

56-67  the 9th Edition of the Institute of Transportation Engineers (ITE) Trip Generation 

Manual (used in this analysis) calls out Land Use #841 as “Automobile Sales.”  The 10th 

Edition separates new from used and calls out #841 as Automobile Sales (used) and #840 

as Automobile Sales (new).  Counting Auto Parts Sales in addition to #841 Automobile 

Sales would be double counting.  The Automobile Sales category includes a component 

of this use.  The trip generation is calculated using the trip rate of 32.3 per 1,000 square 

feet of floor area.  22,547 square feet of floor area multiplied by 32.3 equals 728 vehicle 

trips generated by the proposed project.   

56-68 The ITE numbers were originally considered, but the Planning Department requested 

that actual 24 hour counts be completed for the project for the existing Car Wash and 

Commercial Building.  These data for these traffic counts is included in Appendix G to 

the Draft EIR under the Existing Conditions Traffic Counts appendix.  The ITE 

numbers were not used because actual counts were taken on May 23, 2017.  

56-69 Using ITE Trip Generation Rates for the entire site rather than actual counts for the 

commercial building and car was would result in 212 net project trips generated.  The 

vehicle trip counts were conducted by a video camera at each driveway (see Appendix 

G of the Draft EIR) and analyzed by a technician.  The Car wash is operational 24 hours 

per day with night lighting.  The trip numbers are contained under “Existing 

Conditions Traffic Counts” in Appendix G of the Draft EIR“  

56-70 Comment noted.  There are three driveways that could be used by the car wash, paint 

store, the previous residential areas, and cut through trips.  NDS placed cameras at each 

driveway to record and then manually observe the vehicle activity (e.g. going and 

coming).  The counts were collected from 12 AM to 12 AM.  When the counts started, 

NDS observed that some vehicles were parked at the paint store and car wash.  When 

the counts ended the following day, it was also observed that some cars remained 

parked.  There is always variability in data collections like this, particularly with so 

many driveways and opportunities for cut through traffic.  The data was reviewed by 

Jack Sohriakoff (County of Santa Cruz Senior Transportation Engineer, now retired), 

and peer reviewed by Mott MacDonald traffic engineers.  These reviews determined 

that the data was reasonable and representative of what was happening at the project 

site.  The 90 cut through trips were determined by analyzing the vehicles entering a 

driveway and exiting another driveway several seconds later.   

56-71 Comment noted.  Site access and circulation was considered in the Draft EIR.  Table 

3.8-4 Existing Plus Project Conditions Intersection Level of Service, Table 3.8-6 Near 

Term Plus Project Conditions Intersection Level of Service, and Table 3.8-10 

Cumulative Plus Project Conditions Level of Service show intersection No. 2 Project 
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Driveway 1 and Intersection No. 7 Project Driveway 2 Level of Service for the AM and 

PM peak hours.   

56-72 Comment noted.  The Transportation Impact Analysis and Draft EIR did consider the 

addition of the approximately 340-foot long right turn pocket.  Figure 9 – Existing Plus 
Project Lane Geometry and Traffic Control contained in the Transportation Impact 

Analysis clearly shows an added right turn pocket from eastbound Soquel Drive onto 

southbound 41st Avenue.  The same is shown on Figures 13 and 17 for the Near Term 

Plus Project and Cumulative Plus Project scenarios, respectively.   

56-73 Comment noted.  Is should be noted that the Initial Study circulated for public review 

in early 2017 was analyzing a different project proposal under a different application 

and is no longer under consideration.   

56-74 Comment noted.  Please see response to Comment No. E-56-73.  

56-75 Comment noted.  Please see response to Comment No. E-56-72.   

56-76 Comment noted.  Please see Section 2.4 Project Features of the Draft EIR.  It should be 

noted that the correct number of proposed parking spaces is 129 rather than 154 as 

shown.  This has been corrected the Final EIR (see Section 3.0).  Section 3.8 

Transportation/Traffic of the Draft EIR discusses ingress and egress through the project 

site.   

56-77 The proposed development would provide 129 parking spaces to accommodate 

inventory as well as service and visitor parking. Vehicles entering and existing the site 

may utilize either of the three driveways. Deliveries would be required to enter the site 

using the 41st Ave entrance and exist through the western most driveway on Soquel 

Drive. Internal directional signage would provide for safe and clear circulation of the 

site. Parking for employees and visitors would be clearly marked. 

56-78 See response to comment E-56-77. 

56-79 See response to comment E-56-77. See Appendix G of the Draft EIR, Traffic Impact 

Analysis (Page 17) for breakdown of parking distribution. The project proposes 25 

employee parking spaces. It is anticipated that approximately 19 employees would work 

a typical shift. The parking demand was peer reviewed by Mott McDonald 

Transportation Planning and found to be appropriate based on the level of services that 

would be provided by the proposed dealership. 

56-80 See response to comment E-56-79.   

56-81 See response to comment E-56-77 and E-56-84. Further internal directional signage 

would provide for safe and clear circulation of the site.   

56-82 See response to comment E-56-58.   

56-83 See response to comment E-56-58.   
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56-84 The ingress and egress of auto transport trucks are shown in the project plans as having 

adequate space from 41st Avenue and Soquel Drive. The project plans consider the 

turning radius for a 65-foot long auto transport truck.  It is anticipated that the trucks 

delivering Nissan vehicles to the dealership will be no longer than 65 feet in length.   

56-85 See response to comment E-56-81.   

56-86 See response to comment E-56-58.   

56-87 The project plans include installation of an impermeable liner around the proposed 

service bays. 

56-88 Comment noted. 

56-89 Comment noted.  The purpose of the No Project/No Development Alternative is to 

provide an environmental analysis of a scenario where the site would remain in its 

current condition and no new development would occur on the site in the near term.  

It does not preclude future development of the site under a different proposal.  If this 

alternative is ultimately chosen by the Board of Supervisors, a future applicant could 

always propose a different development for the site under a new project application.  

The proposed project would create employment opportunity at the project site as well 

as attract customers.  These employment opportunities would not occur and auto 

dealership customers would not be attracted under this alternative; and therefore, any 

impacts associated with these new employees and customers would not occur.  Certain 

benefits of the project would include the construction of frontage and offsite 

improvements such as sidewalks on both Soquel Drive and 41st Avenue, the 

construction of a right-turn pocket from Soquel Drive onto 41st Avenue, and the 

removal of dilapidated structures on the project site.   

56-90 The County of Santa Cruz Planning Department has reached out to the property owner 

of Assessor Parcel Number 030-121-34 several times.  Assessor Parcel Number 030-121-

34 is currently for sale.  This alternative is a reasonable alternative that could occur if 

the County of Santa Cruz, the current owner or a future owners decides to pursue 

amendment of the land use designation and rezone the site to be consistent with the 

dealership land use and zoning, if the project is approved.  This alternative would also 

address the potential acquisition of the 9th parcel if it were to be acquired in the future 

by the applicant.  The addition of the parcel to the project area under this scenario 

would be similar to the proposed project, but would remove the blighted and 

dilapidated structures and rezone the property to C-4 with a General Plan Amendment 

to Service Commercial (C-S).  Please see Section 5.3 of the Draft EIR for a complete 

discussion of this alternative.   

56-91 Comment noted.  The County of Santa Cruz as Lead Agency for CEQA authored the 

Alternatives Analysis in the Draft EIR.  The architect (Matthew Thompson of Thatcher 

& Thompson Architects) who drafted the site designs for Alternatives 3 and 4 was 
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under contract with, and under the direction of the County of Santa Cruz Planning 

Department.  Figures 5-2 (Commercial Use Option) and 5-4 (Mixed Use Option) of the 

Draft EIR contain all of the information provided to the County of Santa Cruz by the 

architect.    

56-92 It was determined to be a greater impact to aesthetics than that of the proposed project 

due to the fact that under Alternative No. 3, a minimum setback of two story 

commercial buildings would front the project frontage on both Soquel Drive and 41st 

Avenue.  Very little opportunity for landscaping would be available under this 

alternative and it would wall off the project frontage with a minimum setback (see 

discussion in Section 5.4.2(a) of the Draft EIR and Figure 5-3.   

56-93 Comment noted.  The reason air quality and greenhouse gas emissions impacts are 

considered greater under Alternative No. 3 than for the proposed project is simply due 

to an increase in traffic trips and building square footage over the proposed project.  

Mobil sources of emissions are the primary source of air pollutants in Santa Cruz 

County.  Although considered to be less than significant, Table 5-1 – Commercial Use 

Development Trip Generation, shows that Alternative No. 3 would generate a net total 

of 625 daily trips, and the proposed project would generate a net total of 168 daily trips.  

Additional daily vehicle trips over the proposed project would result in additional air 

pollutants.   

56-94 Comment noted.  Please see discussion under Section 5.4.2(f) of the Draft EIR on page 

5-16.  Although less than significant, the construction of additional square footage of 

structures would increase the number of persons exposed to geologic hazards.   

56-95 Comment noted.  Please see response to Comment E-56-93.  

56-96 Due to the increase in building square footage, the construction period would be 

substantially longer than under the proposed project.  As a result, temporary 

construction noise impacts would occur over a longer duration as stated in Section 

5.4.2(f) of the Draft EIR on page 5-18.  Construction noise impacts would be “slightly 

increased” over the proposed project due to the increase in the duration of construction.  

56-97 No.  See Table 5-4 of the Draft EIR.  Alternative No. 3 was determined to be inferior in 

the following areas from that of the proposed project:  Aesthetics, Air Quality, Geology 

and Soils, Greenhouse Gas Emissions, Population and Housing, and 

Transportation/Traffic.   

56-98 Please see response to comment E-56-91.  Please see Section 5.5.2 of the Draft EIR for 

a complete discussion of Aesthetics and Visual Resources, Geology and Soils, 

Greenhouse Gas Emissions, Public Services and Utilities, Recreation, and 

Transportation/Traffic.   

56-99 Comment noted.   
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56-100 The location of Alternative No. 5 – Offsite Nissan Dealership, was determined to be a 

feasible site, with regards to size of the parcel, in that the proposed alternative site is 

similar in size to the original proposed Application No. 161443.   

56-101 Comment noted.  Please see response to comment E-56-91.  See Section 5.6 of the Draft 

EIR on page 5-29 of the Draft EIR for a complete analysis of this alternative.   

56-102 Comment noted.  See Appendix N in the Final EIR for the sign plan.  Also see response 

to comment E-19-1.  

56-103 Comment noted.  See trip generation estimates in Appendix G of the Draft EIR.  Page 

3.8-10 of the Draft EIR states, “Trip generation was developed for this project using the 

Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition.  

Automobile Sales (Land Use #841) average trip rates were used to determine project 

trips for the 22,547-square foot proposed dealership.”  The ITE numbers take into 

account all types of trips for this type of business.  Test drives would likely be on Soquel 

Drive, 41st Avenue, or Highway 1.   

56-104See response to comment 56-84.   

56-105 This comment is not related to a potential environmental impact and is outside of the 

scope of this EIR. Please see response to comment D-1-3.   

56-106 Please see response to comment E-16-6.  Also see Table 3.6-2 of the Draft EIR (Policy 

Consistency: County of Santa Cruz 1994 General Plan). 

56-107 Projected tax revenue is outside the scope of this EIR.   

56-108 This comment requests information that is outside the scope of this EIR. 

56-109 Comment noted.  Please see response to Comment E-62-7 below. 

56-110 Comment noted.  Please see response to Comment E-62-7 below. 
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Comment Letter E-57 

Jan Kampa  

 

57-1 

57-2 

57-3 

 

57-4 

 

57-5 
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57-6 

 
 

57-7 

 

57-8 

 

57-9 

 
 

57-10 

 

57-11 
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57-13 

 

57-14 
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57-17 

 

57-18 
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57-22 

 
 
 

57-23 

 
 

57-24 

 
 
 

57-25 

 

57-26 
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57-26 
cont. 

57-27 

 

57-28 

 

57-29 

 

57-30 

 
 
 
 
 
 
 

57-31 
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57-32 
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57-32 
cont. 

 
 

57-33 

 
 
 

57-34 

 
 

57-35 

 
 

57-36 

 

57-37 
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Response to Comment Letter E-57 

Jan Kampa  

57-1 See response to comment E-36-1. 

57-2 See response to comment E-36-2. 

57-3 See response to comment E-36-3. 

57-4 See response to comment E-36-4. 

57-5 See response to comment E-36-5. 

57-6 See response to comment E-36-11. 

57-7 See response to comment E-36-12. 

57-8 See response to comment E-36-13. 

57-9 See response to comment E-36-14. 

57-10 See response to comment E-36-15. 

57-11 See response to comment E-36-16. 

57-12 See response to comment E-36-17. 

57-13 See response to comment E-36-18. 

57-14 See response to comment E-36-19. 

 
 
 
 
 

57-38 

 
 

57-39 
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57-15 See response to comment E-36-20. 

57-16 See response to comment E-36-21. 

57-17 See response to comment E-36-22. 

57-18 See response to comment E-36-23. 

57-19 See response to comment E-36-24. 

57-20 See response to comment E-36-25. 

57-21 See response to comment E-36-26. 

57-22 See response to comment E-36-27. 

57-23 See response to comment E-36-28. 

57-24 See response to comment E-36-29. 

57-25 See response to comment E-36-30. 

57-26 See response to comment E-36-31. 

57-27 See response to comment E-36-32. 

57-28 See response to comment E-36-33. 

57-29 See response to comment E-36-34. 

57-30 See response to comment E-36-35. 

57-31 See response to comment E-36-36. 

57-32 See response to comment E-36-37. 

57-33 See response to comment E-36-38. 

57-34 See response to comment E-36-39. 

57-35 See response to comment E-36-40. 

57-36 See response to comment E-36-41. 

57-37 See response to comment E-36-42. 

57-38 See response to comment E-36-43. 

57-39 See response to comment E-36-44. 
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Comment Letter E-58 

Lisa Sheridan  

 

 

58-1 

 
 

58-2 

 

58-3 

 

58-4 

 

58-5 

 

58-6 



Nissan of Santa Cruz Project Final EIR 
Section 2.0: Comments on the Draft EIR and Responses 

 

 
Page 2-228  April 2018 

Response to Comment Letter E-58 

Lisa Sheridan  

58-1 Comment noted.   

58-2 Comment noted. 

58-3 Comment noted.   

58-4 Comment noted.  Also see response to comment E-36-26.   

58-5 Comment noted.  Please see above response to comment E-58-4.  

58-6 Comment noted.  

Comment Letter E-59 

Karen Poret  

 

Response to Comment Letter E-59 

Karen Poret  

59-1 Comment noted.   

59-2 Comment noted.  

59-3 Comment noted. 

59-4 Comment noted. 

59-5 Comment noted. 

59-6 Comment noted. 

59-1 

59-2 

59-3 

59-4 

59-5 

59-6 
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Comment Letter E-60 

Kelly Caborn  

 

60-1 

60-2 

60-3 

60-4 

60-5 

60-6 

 

60-7 

60-8 

 
 
 
 
 

60-9 
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Response to Comment Letter E-60 

Kelly Caborn  

60-1 Comment noted.   

60-2 The contact information for submission of comments provided to you is correct. 

60-3 Comment noted.  If determined to be feasible by decision-makers (funding for 

implementation is committed to by the Board of Supervisors), the proposed Mitigation 

Measure TRA-1 that calls for the signalization of the intersection of Soquel Drive at 

Robertson Street, which is currently stop controlled, would be implemented.  The 

existing signals at Soquel Drive at Daubenbiss Avenue and Soquel Drive and Porter 

Street would be synchronized with the new signal at Robinson Street to avoid queueing 

of vehicles through the intersection of Robertson Street and Soquel Drive, enabling 

ingress and egress during peak hours.  This improvement would be expected to be 

constructed within a period of approximately five years of project approval.  A 

temporary significant and unavoidable impact would remain during the period 

between project operations and construction of the traffic signal upon availability of 

the required funds.  The proposed project would also provide frontage improvements 

that would construct an approximately 340-foot long right turn pocket from eastbound 

Soquel Drive onto southbound 41st Avenue when the project is constructed.  This 

improvement allow many more vehicles to turn right onto 41st Avenue than under the 

current scenario.  The improvement would help to reduce the queue of vehicles waiting 

at the intersection during red lights and other delays during peak hours. 

60-4 Comment noted.  Please see Comment E-60-3 above.  The applicant’s contribution of 

$14,200 (2.84% of the total unfunded improvement costs) is a fair share contribution 

based upon the project’s contribution to the already impacted intersection of Soquel 

Drive and Robertson Street (see page 3.8-21 of the Draft EIR).  The remaining cost of 

signalization would need to be provided by the County of Santa Cruz to fully fund the 

60-10 

60-11 

 

60-12 

60-9 
cont. 
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improvement.  The signalization improvement cost could be fully funded within the 

next five years through traffic impact fees and possible grant funding, if the Board of 

Supervisors determines that to be a feasible scenario and improvement.  

60-5 The project proposes to construct a 340 foot long right turn pocket from eastbound 

Soquel Drive onto southbound 41st Avenue at the time the project is constructed.  New 

onramps onto Highway 1 are not proposed.  Please see response to Comment E-60-3 

above.   

60-6 The project proposes to unload new vehicles onsite.  Offsite unloading of vehicles is not 

proposed.   

60-7 Comment noted.  

60-8 Comment noted.  

60-9 Comment noted.  Vehicle test drives are expected to be on Soquel Drive, 41st Avenue, 

and Highway 1.   

60-10 Please see Section 3.8 Transportation/Traffic of the Draft EIR.  Also see response to 

comment E-60-3.   

60-11 Comment noted. 

60-12 See Table 3.6-4 (Assessment of Relationship of Proposed Project to the Sustainable 

Santa Cruz County Plan Guiding Principles), Focus Area 3: Upper 41sst Avenue in the 

Draft EIR.   



Nissan of Santa Cruz Project Final EIR 
Section 2.0: Comments on the Draft EIR and Responses 

 

 
Page 2-232  April 2018 

Comment Letter E-61 

Forrest Cambell  

 

Response to Comment Letter E-61 

Forrest Cambell  

61-1 Comment noted.  

61-2 Comment noted.  Also see response to comment E-60-3. 

61-3 Comment noted.  

61-4 Comment noted. Also see response to comment E-60-12.   

61-5 Comment noted. 

61-1 

 

61-2 

61-3 

61-4 

61-5 
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Comment Letter E-62 

Elizabeth Levy  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

62-1 
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62-1 
cont. 

 
 
 
 
 
 
 
 
 

62-2 

 

62-3 

62-4 

 

62-5 
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Response to Comment Letter E-62 

Elizabeth Levy  

62-1 Comment noted.  Also see response to comment E-36-26.   

62-2 Applications submitted to the County of Santa Cruz are processed in accordance with 

the Permit Streamlining Act.  The timeline for implementation of the various phases of 

the Sustainable Santa Cruz County Plan are responded to in E-36-26.  Questions about 

how projects are processed by the Planning Department, the level of staffing and 

62-6 

 
 
 
 
 

62-7 

 

62-8 

 
 

62-9 

 
 

62-10 
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priority of work program efforts, and whether staff or a consultant would prepare the 

EIR are out of the scope of this EIR.  62-3 The comment refers to the Applicant’s 

objective for the proposed dealership.  The County of Santa Cruz is unable to provide 

information related to demand for car sales as this is not within the scope of this EIR.   

62-4 Please see response to comment E-55-1.   

62-5 The comment refers to the Applicant’s objective for the proposed dealership.  The 

County of Santa Cruz is unable to provide information related to the projected tax 

revenue as this is not within the scope of this EIR.  

62-6 Please see response to comment E-62-5.   

62-7 Comment noted.  The California Air Resources Board (CARB or Board) is scheduled to 

consider adopting updates to regional greenhouse gas emissions reduction targets for 

California's Metropolitan Planning Organizations as required by the Sustainable 

Communities and Climate Protection Act of 2008 (SB 375) on March 22, 2018.  Section 

3.4.1(e) of the Draft EIR has been updated to reflect this updated information.  The link 

to the updated regional greenhouse gas emissions reduction targets is 

https://www.arb.ca.gov/cc/sb375/sb375_target_update_final_staff_report_feb2018.pdf.   

62-8 Comment noted.  The statement on page 3.4-11 has been updated to reflect the updated 

CARB proposed action.   

62-9 Comment noted.  Please see Section 3.2 Air Quality, 3.7 Noise, and 3.8 

Transportation/Traffic of the Draft EIR for a complete discussion of project impacts and 

mitigation measures.  See Table 3.6-4 (Assessment of Relationship of Proposed Project 

to the Sustainable Santa Cruz County Plan Guiding Principles), Focus Area 3: Upper 

41st Avenue.   

62-10 Comment noted. 
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 Section 3.0 

 Addenda and Errata to the Draft EIR 
This section of the Final EIR for the Nissan of Santa Cruz Project presents specific text changes 

made to the Draft EIR since its publication and public review.  The changes are presented in 

the order in which they appear in the original Draft EIR page number.  Text deletions are 

shown in strikethrough, and text additions are shown in underline.  The changes incorporated 

into this EIR correct minor errors or clarify information.  The following revisions do not 

change the intent or overall results of the analysis or reduce the effectiveness of mitigation 

measures presented in the Draft EIR.  In fact these changes are intended to provide clarity.   

Executive Summary 

Revisions to Executive Summary 

The text on pages ES-1 of the Executive Summary of the Draft EIR is hereby revised as follows: 

The site would provide 154129 parking spaces to accommodate inventory as well as service 

and visitor parking.  Discretionary approvals would include a General Plan Amendment, 

Rezoning, Commercial Development Permit, Preliminary Grading Approval Permit, and 

Sign Exception and Roadway/Roadside Exception. 

The text on pages ES-2 of the Executive Summary of the Draft EIR is hereby revised as follows: 

The proposed project would install light fixtures during site development to provide 

visibility and security lighting during nighttime hours for the proposed automotive 

dealership.  Sixty-four light fixtures would be mounted on 46 poles at a height of 15 feet to 

illuminate the parking/display areas and dealership.  All lighting would be directed 

downward onto the site and shielded such that there would not be overspill onto adjacent 

properties.  All light fixtures would have light-emitting diodes (LEDs) and would meet 

energy code requirements of the California Building Code.  These lights would range in 

power from 80 to 395 Watts and would have a neutral color temperature of 4000K.  Outside 

of approved hours of operation, all lighting (including sign lighting) would be turned off 

with exception of minimal lighting necessary to provide security of the site.  If necessary, 

dimmers and shields would be installed and/or fixtures would be relocated to eliminate 

glare and or excessive light from leaving the site. The project also includes a sign exception 

to increase the allowed square footage of signage. The location, size and color of all signage 

is outlined in the proposed sign plan (Attachment IAppendix N).  

The text on pages ES-3 of the Executive Summary of the Draft EIR is hereby revised as follows: 

The project proposes to retire unneeded existing Santa Cruz Water Department (SCWD) 

water services extending onto the project site from 41st Avenue.  A new ¾-inch water 

service would be installed from 41st Avenue to serve the facility.  In addition, an existing 

¾-inch water service would be retrofitted into an irrigation service for the facility.  A 6-
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inch fire service backflow device would also be installed at the northwest corner of the 

project site near the project frontage that would also provide fire service to the 7,5009,996 

square foot service area.  An 8-inch fire service water line would also be installed that 

would be reduced to serve an onsite 6-inch fire hydrant.  An additional 6-inch fire hydrant 

would be installed along the 41st Avenue frontage.  A 4-inch sanitary sewer line would be 

installed from 41st Avenue, and existing electric, gas, and communication services would 

be assumed. 

The text on page ES-9, Table ES-1, CUL-(b): Unanticipated Discovery of Cultural Resources. 

CUL-2(b):  Unanticipated Discovery of Cultural Resources.  Pursuant to Section 16.40.040 

of the Santa Cruz County Code, and consistent with State Health and Safety Code §7050.5 

and Public Resources Code Section 5097.98, if at any time during site preparation, 

excavation, or other ground disturbance associated with the project, human remains are 

discovered, the responsible person shall immediately cease and desist from all further site 

excavation and notify the sheriff-coroner and Planning Director. If the coroner determines 

that the remains are not of recent origin, the applicant shall implement a Phase 2 

subsurface testing program to determine the resource boundaries, assess the integrity of 

the resource, and evaluate the site’s significance through a study of its features and artifacts. 

The results and recommendations of the Phase 2 study shall determine the need for 

additional construction monitoring. If the site is determined insignificant, no further 

archaeological investigation or mitigation would be required. 

The text on page ES-10, Table ES-1, HAZ-1: Hazards and Hazardous Materials. 

HAZ-1:  Pursuant to Cal OSHA regulations, project applicants shall have each structure 

within the planning area within Assessor Parcel numbers 030-121-08, 030-121-12, and 

030-121-13 inspected by a qualified environmental specialist for the presence of ACMs in 

compliance with 40CFR Part 61M and LBPs prior to obtaining a demolition permit from 

the County of Santa Cruz Planning Department. If ACMs and LBPs are found during the 

investigations, project applicants with the planning area shall develop a remediation 

program to ensure that these materials are removed and disposed of by a licensed contractor 

in accordance with all federal a, state and local laws and regulation, subject to approval by 

the MBARD, and the Santa Cruz County Environmental Health Department, as applicable. 

Any hazardous materials that are removed from the structures shall be disposed of at an 

approved landfill facility in accordance with federal, state and local laws and regulations. 

The text on page ES-12, Table ES-1, Impact LU-1: Land Use and Planning 

Based on the current project, ifIf approved by the County the Proposed Project would be 

substantially consistent with applicable land use policies of the County of Santa Cruz 1994 

General Plan, and would not conflict with land use policies that are in effect to avoid or 

mitigate environmental effects on environmental and natural resources.  Therefore, 

impacts would be Class III, less than significant. 
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The text on page ES-15, Table ES-1, Impact TRA-1: Transportation/Traffic 

Impact TRA-1  

Implementation of the proposed project would result in potentially significant impacts to 

the Soquel Drive/Robertson Street intersection, and the Soquel Drive/Porter Street 

intersection under Existing Plus Project and Near Term Plus Project conditions.  With the 

identified mitigation measures, both intersections would move to acceptable levels of 

service C or D.  LOS D is the minimum acceptable to the County of Santa Cruz where 

additional enhancements to achieve LOS C may be considered infeasible.  However, due 

to lack of identified available funding, the required mitigation measure to reduce 

significant impacts to the intersection of Soquel Drive at Robertson Street may be 

considered infeasible, and if so the impact would be significant and unavoidable.  If the 

mitigation is determined to be feasible, there would be a temporal significant and 

unavoidable impact until Mitigation Measure TRA-1 is implemented.  The temporal impact 

would begin with project operations and end with signal construction, a period not to 

exceed five years.   In addition, the proposed project would result in potentially significant 

impacts to the segment of Highway 1 located north/west of 41st Avenue and the Highway 

1 segment located south/east of 41st Avenue.  These segments currently operate at LOS F 

in both the AM and PM peak hours.  LOS D or better is acceptable under Caltrans 

significance criteria, and LOS E and F is considered unacceptable.  Any new trips added to 

Highway 1 at these segments is considered to be significant requiring mitigation.  However, 

no mitigation is available to reduce impacts to Highway 1.  Therefore, project impacts 

under Existing Plus Project and Near Term Plus Project conditions would be Class I, 

significant and unavoidable for Highway 1 segment operations. 

Significance after Mitigation 

It should be noted that the complete cost to signalize the intersection of Soquel Drive at 

Robertson Street is estimated at $373,612 in the 2017/2018 County of Santa Cruz Capital 

Improvement Program (CIP).  However, updated cost estimates by the County of Santa 

Cruz Department of Public Works have placed the cost of the signalization closer to 

$500,000.  Because this signalization project is listed in the 2017/2018 CIP as 

unprogrammed, no funding for design or construction is currently available.  The only 

available funding would be the project’s fair share contribution of $14,200 or 2.84% of the 

total unfunded improvement costs.  Therefore, it is uncertain as to whether proposed 

Mitigation Measure TRA-1 could be implemented within the next five years.  For this 

reason, the addition of project generated traffic trips to the intersection at Soquel 

Drive/Robertson Street (Intersection #4) in the PM peak hour under the Existing Plus 

Project and Near-term Plus Project conditions would be considered significant and 

unavoidable.  If the mitigation is determined to be feasible, there would be a temporal 

significant and unavoidable impact until Mitigation Measure TRA-1 is implemented.  The 
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temporal impact would begin with project operations and end with signal construction, a 

period not to exceed five years. 

1.0 Introduction 

Revisions to Section 1.1, “Purpose and Legal Authority” 

The text on page 1-1 of Section 1.1, “Purpose and Legal Authority,” of the Draft EIR is hereby 

revised as follows: 

The scope of this EIR concentrates on the potentially significant impacts of the Project on 

seveneight environmental issue areas: aesthetics and visual resources, air quality, cultural 

resources, greenhouse gas emissions, hazards and hazardous materials, land use and 

planning, noise, and transportation and traffic.  The proposed Project has incorporated 

measures for the protection of migratory birds and bats, and therefore Biological Resources 

has been included in Section 1.4, Environmental Effects found Not to be Significant. All 

other impact areas were determined to either have no impact or have a less than significant 

impact and are also discussed in Section 1.4 of this EIR. 

Revisions to Section 1.4, “Environmental Effects found Not to be Significant” 

The text on pages 1-10 and 1-11 of Section 1.4.7, “Public Services and Utilities,” of the Draft 

EIR is hereby revised as follows: 

Need for New or Physically Altered Governmental Facilities.  

While the project represents an incremental contribution to the need for services, the 

increase would be minimal.  Moreover, the project meets all of the standards and 

requirements identified by the local fire agency or California Department of Forestry, as 

applicable, and school, park, and transportation fees to be paid by the applicant would be 

used to offset the incremental increase in demand for school and recreational facilities and 

public roads.  Impacts would be considered less than significant on public facilities; certain 

transportation impacts would require mitigation and some are significant and unavoidable 

as described in the Transportation/Traffic Section 3.8 of the Draft EIR.   

The project site currently contains three single family residences, a commercial building, 

and a car wash.  The combined annual water use is 1,492 gallons of water per day or 544,580 

gallons per year. The proposed project would contain a showroom building, service 

building, car washing bay and landscaping.  The total daily water consumption is estimated 

at 1,005 gallons per day or 367,000 gallons per year.  The proposed project would result in 

a net reduction of 487 gallons per day or 177,580 gallons per year.  In addition, the project 

will be designed to comply with Santa Cruz Municipal Code Section 16.02.040(h) and 

Chapter 16.16.  Therefore, impacts to water supply would be considered less than 

significant. 



 Nissan of Santa Cruz Project Final EIR 
  Section 3.0: Addenda and Errata to the Draft EIR 

 

 
April 2018  Page 3-5 

2.0 Project Description 

Revisions to Section 2.4, “Project Features” 

The text on Page 2-5 of Section 2.4 Project Features of the Draft EIR is hereby revised as 

follows: 

The site would provide 154129 parking spaces to accommodate inventory as well as service 

and visitor parking.  Discretionary approvals would include a General Plan Amendment, 

Rezoning, Commercial Development Permit, Grading Permit and Sign Exception. 

The text on Page 2-6 of Section 2.4 Project Features of the Draft EIR is hereby revised as 

follows: 

The proposed project would install light fixtures during site development to provide 

visibility and security lighting during nighttime hours for the proposed automotive 

dealership.  Sixty-four light fixtures would be mounted on 46 poles at a height of 15 feet to 

illuminate the parking/display areas and dealership.  All lighting would be directed 

downward onto the site and shielded such that there would not be overspill onto adjacent 

properties.  All light fixtures would have light-emitting diodes (LEDs) and would meet 

energy code requirements of the California Building Code.  These lights would range in 

power from 80 to 395 Watts and would have a neutral color temperature of 4000K.  Outside 

of approved hours of operation, all lighting (including sign lighting) would be turned off 

with exception of minimal lighting necessary to provide security of the site.  If necessary, 

dimmers and shields would be installed and/or fixtures would be relocated to eliminate 

glare and or excessive light from leaving the site. The project also includes a sign exception 

to increase the allowed square footage of signage. The location, size and color of all signage 

is outlined in the proposed sign plan (Attachment IAppendix N). 

Revisions to Section 2.4 Project Feature, Figure 2.8, “Proposed Utility Plan” 

The Figure on Page 2-17 of Section 2.4 Project Features of the Draft EIR is hereby revised as 

follows: 

Figure 2.8 – Proposed Utility Plan has been replaced with the correct figure to depict a 

Utility Plan rather than a Drainage Plan. See Figure 1-8 on page 1-19 of the Final EIR. 

Revisions to Section 2.6, “Required Discretionary Actions and Approvals” 

The text on Page 2-20 of Section 2.6 Required Discretionary Actions and Approvals of the 

Draft EIR is hereby revised as follows: 

Sign Exception.  The project includes a sign exception to increase the allowed square 

footage of signage. The proposed sign plan (Attachment IAppendix N) indicates the 

location, size and color of all signage. The project would be conditioned to ensure that 

lighting associated with signage and the site would not result in excessive glare leaving the 

site. 
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3.0 Environmental Setting, Impacts & Mitigation Measures 

3.1 Aesthetics and Visual Resources 

Revisions to Section 3.1.2 (a), “Project Impact and Mitigation Measures” 

The text on pages 3.1-10 of Section 3.1.2, “Project Impacts and Mitigation Measures,” of the 

Draft EIR is hereby revised as follows: 

The project includes a sign exception to increase the allowed square footage of signage. The 

proposed sign plan (Attachment IAppendix N) indicates the location, size and color of all 

signage. The project would be conditioned to ensure that lighting associated with signage 

and the site would not result in excessive glare leaving the site. A photometric plan 

(Attachment BAppendix O) indicates that lighting would not leave the project site. The 

project also proposes the installation of dimmers and shields and/or the relocation of 

fixtures to eliminate glare and/or excessive light leaving the site. Therefore impacts would 

be less than significant. 

3.2 Air Quality 

Revisions to Section 3.2.2, “Impact Analysis” 

The text on pages 3.2-13 of Section 3.2.2, “Impact Analysis, MBARD Thresholds of 

Significance,” of the Draft EIR is hereby revised as follows: 

 During construction: 

o Cause a violation of PM10 AAQS at nearby or upwind of sensitive receptors, based 

on whether the project would: 

 Emit greater than 82 lb./day of PM10 if located nearby or upwind of sensitive 

receptors (note: projects which require minimal earthmoving on 8.1 or more 

acres per day or grading and excavation on 2.2 or more acres per day are likely 

to exceed this threshold); or 

 Use equipment that is not “typical construction equipment” as specified in 

Section 5.3 of the MBARD CEQA Guidelines. 

 There shall be no visible emissions whatsoever from building removals as 

specified in MRBARD Rule 439, 3.1 Visible Emissions. 

 As necessary to prevent visible emissions, sufficiently wet the structure prior to 

removal. Continue wetting as necessary during active removal and the debris 

reduction process as specified in MRBARD Rule 424.  

 Demolish structure inward toward building pad. Laydown roof and walls so that 

they fall inward and not away from the building as specified in MRBARD Rule 

424.  

 Commencement of removal activities are prohibited when the peak wind speed 

exceeds 15 miles per hour as specified in MRBARD Rule 424. 
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Revisions to Section 3.2.2, “Impact Analysis” 

The text on pages 3.2-18 of Section 3.2.2, “Impact Analysis, MBARD Recommended 

Measures,” of the Draft EIR is hereby revised as follows: 

The following is added following the last bullet. 

 There shall be no visible emissions whatsoever from building removals as specified in 

MRBARD Rule 439, 3.1 Visible Emissions. 

 Use of equipment that conforms to Air Resources Board’s Tier 3 or Tier 4 emissions 

standards when feasible. 

 Use of alternative fuels such as compressed natural gas, propane, electricity or biodiesel 

whenever feasible. 

Revisions to Section 3.2.2, “Impact AQ-4” 

The text on pages 3.2-20 of Section 3.2.2, “Impact Analysis, Impact AQ-4,” of the Draft EIR is 

hereby revised as follows: 

The Soquel Drive and Robertson Street intersection currently operates at LOS E during the 

AM peak hour and LOS F during the PM peak hour, which is already unacceptable 

according to County of Santa Cruz General Plan Policy 3.12.1. As discussed in Section 3.8, 

Transportation/Traffic, under both the Existing plus Project scenario and the Near Term 

plus Project scenario, the proposed project would increase delay at these intersections. 

Based on the County impact criteria, the proposed project would have a significant impact 

at this intersection and Mitigation Measure TRA-1 is required to reduce that impact to a 

less than significant level.   

3.3 Cultural Resources 

Revisions to Section 3.3.2 (b) Project Impacts and Mitigation Measures, “CUL-(b).” 

The text on page 3.3-17, CUL-(b): Unanticipated Discovery of Cultural Resources. 

CUL-2(b):  Unanticipated Discovery of Cultural Resources.  Pursuant to Section 16.40.040 

of the Santa Cruz County Code, and consistent with State Health and Safety Code §7050.5 

and Public Resources Code Section 5097.98, if at any time during site preparation, 

excavation, or other ground disturbance associated with the project, human remains are 

discovered, the responsible person shall immediately cease and desist from all further site 

excavation and notify the sheriff-coroner and Planning Director. If the coroner determines 

that the remains are not of recent origin, the applicant shall implement a Phase 2 

subsurface testing program to determine the resource boundaries, assess the integrity of 

the resource, and evaluate the site’s significance through a study of its features and artifacts. 

The results and recommendations of the Phase 2 study shall determine the need for 

additional construction monitoring. If the site is determined insignificant, no further 

archaeological investigation or mitigation would be required. 
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3.4 Greenhouse Gas Emissions 

Revisions to Section 3.4.1 (e) “Regulatory Setting.” 

The text on pages 3.4-10 and 11, under “California Regulations” of the Draft EIR is hereby 

revised as follows: 

Page 3.4-10 

Senate Bill (SB) 375, signed in August 2008, enhances the state’s ability to reach AB 32 

goals by directing CARB to develop regional GHG emission reduction targets to be 

achieved from passenger vehicles for 2020 and 2035. In addition, SB 375 directs each of the 

state’s 18 major Metropolitan Planning Organizations (MPO) to prepare a “sustainable 

communities strategy” (SCS) that contains a growth strategy to meet these emission targets 

for inclusion in the Regional Transportation Plan (RTP). On September 23, 2010, CARB 

adopted final regional targets for reducing GHG emissions from 2005 levels by 2020 and 

2035.  The California Air Resources Board (CARB) considered and adopted updates to 

regional greenhouse gas emissions reduction targets for California Metropolitan Planning 

Organizations as required by the Sustainable Communities and climate Protection Act of 

2008 (SB375) at their March 22,, 2018 Board meeting.   

Page 3.4-11 

On April 29, 2015, Governor Brown issued an executive order to establish a statewide mid-

term GHG reduction target of 40% below 1990 levels by 2030. According to CARB, 

reducing GHG emissions by 40% below 1990 levels in 2030 ensures that California will 

continue its efforts to reduce carbon pollution and help to achieve federal health-based air 

quality standards. Setting clear targets beyond 2020 also provides market certainty to foster 

investment and growth in a wide array of industries throughout the State, including clean 

technology and clean energy. CARB is currently working to update the Scoping Plan to 

provide a framework for achieving the 2030 target. The updated Scoping Plan is expected 

to be completed and adopted by CARB in 20162018 (CARB 20152018). 

3.5 Hazards and Hazardous Materials 

Revisions to Section 3.5.2 (b) “Project Impacts and Mitigation Measures.” 

The text on page 3.5-18, under “Impact HAZ-1” of the Draft EIR is hereby revised as follows: 

The proposed project would result in the demolition of four residential homes and 

associated structures at the project site, which may contain asbestos and/or lead. Property 

records obtained from the County of Santa Cruz Assessors Office stated that structures 

within the planning area were constructed between 1915 and 1948. The Phase I 

Environmental Site Assessment prepared by Sierra Delta Consultants LLC on April 21, 

2016 (Attachment JAppendix K) excluded ACMs (asbestos-contained materials) and LBPs 

(lead based paints) from the evaluation. Therefore it is assumed that ACMs and LBPs are 

associated with these structures. Potential release of ACMs and LBPs during demolition 



 Nissan of Santa Cruz Project Final EIR 
  Section 3.0: Addenda and Errata to the Draft EIR 

 

 
April 2018  Page 3-9 

activities is considered a potentially significant impact. Implementation of the following 

mitigation measures ensures that this impact is reduced to a less than significant impact. 

The text on page 3.5-19, under “Mitigation Measures” of the Draft EIR is hereby revised as 

follows: 

HAZ-1: Pursuant to Cal OSHA regulations, project applicants shall have each structure 

within the planning area within Assessor Parcel numbers 030-121-08, 030-121-12, and 

030-121-13 inspected by a qualified environmental specialist for the presence of ACMs in 

compliance with 40 CFR Part 61M and LBPs prior to obtaining a demolition permit from 

the County of Santa Cruz Planning Department. If ACMs and LBPs are found during the 

investigations, project applicants with the planning area shall develop a remediation 

program to ensure that these materials are removed and disposed of by a licensed contractor 

in accordance with all federal a, state and local laws and regulation, subject to approval by 

the MBARD, and the Santa Cruz County Environmental Health Department, as applicable. 

Any hazardous materials that are removed from the structures shall be disposed of at an 

approved landfill facility in accordance with federal, state and local laws and regulations. 

3.6 Land Use and Planning 

Revisions to Section 3.6.1 (b) “Project Site Setting, Sustainable Santa Cruz County Plan.” 

The text on pages 3.6-6 and 7, under “Sustainable Santa Cruz County Plan” of the Draft EIR is 

hereby revised as follows: 

Page 3.6-6 

Sustainable Santa Cruz County Plan.  The Sustainable Santa Cruz County Plan (SSCC Plan) 

is a planning study (accepted by the Board of Supervisors on October 28, 2014) that 

describes a vision, guiding principles, and strategies that can lead to a more sustainable 

development pattern in the County unincorporated area (County of Santa Cruz, 2014).  

Over time, implementation of the concepts and strategies reviewed in the study would lead 

to reduced greenhouse gas emissions and increased community quality of life through 

coordinated land use and transportation policies and investments.  The Plan presents 

strategies at the “plan level” (the urbanized area), as well as at the “neighborhood activity 

center”, “corridor infill” and “village center infill” levels.  The goals and strategies are 

organized around four main goals:  vibrant centers, housing choice, livable community 

design, and increased transportation connections.  Focus Areas were selected at the start of 

the project as vehicles for deeper study and illustration of planning concepts, and the Upper 

41st Avenue area was one of those focus areas.  While the SCCCSSCC Plan is a planning 

and feasibility study, and not an adopted policy or regulatory document, it is relevant to 

discuss in this EIR due to the extensive public involvement and interest in that Plan. 

In the SCCCSSCC Plan, the site of the proposed car dealership is depicted in the West 

Soquel Drive Community Diagram on page 4-37 as a Commercial area, reflecting its 

existing designation and zoning.  In contrast, adjacent lands to the west of the site were 
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depicted as an Employment area, reflecting an idea that the area including the South Rodeo 

Gulch and Research Park and large lumberyard properties could become a more job-dense 

employment area in the future (SCCCSSCC page 4-33 also shows how increased 

transportation connections could be added within this possible future Employment 

center).  Figure 7-9 of the SCCCSSCC shows the Upper 41st Avenue Focus Area, with 

regard to possible future General Plan land use designations that could implement the goals 

and strategies of the SCCCSSCC.  Again, the site of the currently proposed car dealership 

project is shown to retain its existing Community Commercial designation; the areas of 

possible change include the above-described Employment center being designated with a 

new “Workplace Flex (C-WF)” designation, and properties along the west side of South 

Rodeo Gulch Road being designated “Workplace Flex with a Live/Work Overlay”.  Figure 

7-10 shows possible future new circulation improvements; none are specifically called out 

on the site of the proposed car dealership project but new connections are illustrated within 

areas to the west. 

Page 3.6-7 

While the project site was not specifically identified for possible future land use and 

circulation changes by the SCCCSSCC, the Guiding Principles for Transportation in 

SCCCSSCC Chapter 5 does reflect general feedback from residents:  that it should be easy 

and safe to walk or bike from one neighborhood or commercial center to another, with 

new connections supplementing the existing network of sidewalks and bike facilities.  For 

those less able to walk or ride a bike, it is important to improve street connectivity and bus 

frequencies.   

Proposed Land Use Designation.  As detailed in Section 2.0, Project Description, the 

proposed project consists of a 2.6 acre automobile dealership that includes a 12,551 square 

foot automobile dealership building and a 9,996 square foot service facility along with 

154129 parking spaces.  The project area is located adjacent to land designated by the 

General Plan as Community Commercial (C- C) on the east, west and south sides, with 

both Service Commercial (C-S) and C-C located immediately north of the project site.  The 

project proposes to amend the General Plan from Community Commercial (C-C) to Service 

Commercial (C-S), as summarized in Table 3.6-1. 

Revisions to Section 3.6.2 (b) “Project Impacts and Mitigation Measures.” 

The text on page 3.6-35, under “Significance after Mitigation” of the Draft EIR is hereby 

revised as follows: 

Significance after Mitigation.  With implementation of the mitigation measures identified 

in Section 3.3 Cultural Resources, Section 3.5 Hazards and Hazardous Materials, Section 

3.7 Noise, and Section 3.8 Transportation/Traffic, of this EIR, impacts would be less than 

significant. Consistency with Level of Service Policy 3.12.1 would call for the Board of 

Supervisors as decision-making body to adopt a Statement of Overriding Considerations in 

conjunction with an approval of the proposed project; certain transportation/traffic 
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impacts would remain significant and unavoidable as related to lack of feasible mitigation 

and/or delayed implementation of mitigation.  

3.7 Noise 

Revisions to Section 3.7.2 (b) “Project Impacts and Mitigation Measures.” 

The text on page 3.7-11, under “Impact NOI-1” of the Draft EIR is hereby revised as follows: 

Operation of the dealership would involve six operating service bays with the use of 

pneumatic tools and impact wrenches, an oil change bay, car wash bay, restrooms, lounge, 

and oil and tool storage areas.  The use of pneumatic tools in the service bays are expected 

to produce a maximum level of 85 decibels at 50 feet.  This would be reduced to 

approximately 73 decibels at the eastern property line on 41st Avenue.  It should be noted 

that this is a maximum level.  The overall hourly Leq would be much lower.  The use of 

pneumatic tools would occur in irregular intervals.  If it is assumed that pneumatic tools 

would be used 20 percent of the time, the hourly Leq at the property line would be 

approximately 65 dB from project operations.  The threshold according to the General Plan 

at the property line is 69 68 decibels due to the higher ambient noise level in the project 

area due to existing traffic noise (see Appendix P).  This is a 43 decibels below the allowed 

threshold at the property line.  This is also within the conditionally acceptable range for a 

commercial use as outlined in Figure 6-2 of the County of Santa Cruz General Plan.  

Therefore, impacts would be less than significant.  No mitigation measures would be 

required for the operation phase.   

3.8 Transportation/Traffic 

Revisions to Section 3.8.2 (a) “Methodology.” 

The text on page 3.8-9, under “Methodology” of the Draft EIR is hereby revised as follows: 

This analysis relies partially on the Traffic Impact Analysis Report conducted for the 

project by Kimley Horn, which is included as Appendix G, to this report.  The study area 

includes the jurisdictions of the County of Santa Cruz and Caltrans.  Levels of service 

standards and analysis methodologies for each jurisdiction have been applied as follows: 

Revisions to Section 3.8.2 (b) “Significance Thresholds.” 

The text on page 3.8-16, under “Santa Cruz County Impact Criteria” of the Draft EIR is hereby 

revised as follows: 

Santa Cruz County Impact Criteria. The County utilizes the General Plan Policy 3.12.1, 

discussed above in Section 4.12.1(b) (Regulatory Setting), as its significance threshold at 

signalized intersections (Intersections 24 and 46). Specifically, a significant impact to a 

signalized intersection (Intersections 24 and 46) would occur when: 
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Revisions to Section 3.8.2 (c) “Project Impacts and Mitigation Measures.” 

The text on page 3.8-17, under “Impact TRA-1” of the Draft EIR is hereby revised as follows: 

Impact TRA-1 Implementation of the proposed project would result in potentially 

significant impacts to the Soquel Drive/Robertson Street intersection, and 

the Soquel Drive/Porter Street intersection under Existing Plus Project 

and Near Term Plus Project conditions.  With the identified mitigation 

measures, both intersections would move to acceptable levels of service C 

or D.  LOS D is the minimum acceptable to the County of Santa Cruz 

where additional enhancements to achieve LOS C may be considered 

infeasible.  However, due to lack of identified available funding, the 

required mitigation measure to reduce significant impacts to the 

intersection of Soquel Drive at Robertson Street may be considered 

infeasible, and if so the impact would be significant and unavoidable.  If 

the mitigation is determined to be feasible, there would be a temporal 

significant and unavoidable impact beginning with project operations and 

ending with signal construction, a period not to exceed five years.  In 

addition, the proposed project would result in potentially significant 

impacts to the segment of Highway 1 located north/west of 41st Avenue 

and the Highway 1 segment located south/east of 41st Avenue.  These 

segments currently operate at LOS F in both the AM and PM peak hours.  

LOS D or better is acceptable under Caltrans significance criteria, and LOS 

E and F is considered unacceptable.  Any new trips added to Highway 1 

at these segments is considered to be significant requiring mitigation.  

However, no mitigation is available to reduce impacts to Highway 1.  

Therefore, project impacts under Existing Plus Project and Near Term 

Plus Project conditions would be Class I, significant and unavoidable for 

Highway 1 segment operations.   

The text on page 3.8-21, under “Mitigation Measures” of the Draft EIR is hereby revised as 

follows: 

Mitigation Measures.  Implementation of Mitigation Measures TRA-1 and TRA-2 would 

reduce impacts at Intersection #4, Soquel Drive/Robertson Street and Intersection #6, 

Soquel Drive/Porter Street, to below pre-project conditions.  The proposed project shall 

pay a fair share contribution to mitigate project impacts to intersection level of service to 

below a level of significance.  However, due to lack of identified available funding, the 

required mitigation measure to reduce significant impacts to the intersection of Soquel 

Drive at Robertson Street may be considered infeasible, and if so the impact would be 

significant and unavoidable.    No mitigation is available to mitigate impacts associated with 

the additional traffic trips on Highway 1 to both the segment north/west and south/east of 

41st Avenue in both the AM and PM peak hours.  Currently Caltrans has no impact fee 

program in place to help mitigate traffic impacts on Highway 1 in Santa Cruz County.   
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The text on page 3.8-23, under “Significance After Mitigation” of the Draft EIR is hereby 

revised as follows: 

The complete cost to signalize the intersection of Soquel Drive at Robertson Street is 

estimated at $373,612 in the 2017/2018 County of Santa Cruz Capital Improvement 

Program (CIP); however, updated cost estimates by the County of Santa Cruz Department 

of Public Works have placed the cost of the signalization closer to $500,000.  Because this 

signalization project is listed in the 2017/2018 CIP as unprogrammed, no funding for design 

or construction is currently available.  The only available funding would be the project’s 

fair share contribution of $14,200 or 2.84% of the total unfunded improvement costs.  

Therefore, it is uncertain as to whether proposed Mitigation Measure TRA-1 could be 

implemented within the next five years.  For this reason, the addition of project generated 

traffic trips to the intersection at Soquel Drive/Robertson Street (Intersection #4) in the 

PM peak hour under the Existing Plus Project and Near-term Plus Project conditions 

would be considered significant and unavoidable.  However, If if the County identifies and 

commits funding, then the mitigation measure TRA-1 would be feasible and the impact 

would be reduced to less than significant in the long term.  A temporal impact would occur 

from the time the proposed project would be operational until the time the intersection of 

Soquel Drive and Robertson Street would be signalized (approximately 5 years if funding 

becomes available).  Although temporary, this temporal impact would be considered 

significant and unavoidable. 

Revisions to Section 3.8.2 (d) “Cumulative Impacts.” 

The text on page 3.8-29, under “Intersection Operations” of the Draft EIR is hereby revised as 

follows: 

As shown in Table 3.8-11, with implementation of Mitigation Measure TRA-1 and 

Mitigation Measure TRA-2, discussed above, impacts of the proposed project would not be 

cumulatively considerable.  However, the complete cost to signalize the intersection of 

Soquel Drive at Robertson Street is estimated at $373,612 in the 2017/2018 County of Santa 

Cruz Capital Improvement Program (CIP) and recently updated cost estimates by the 

County of Santa Cruz Department of Public Works have placed the cost of the signalization 

closer to $500,000.  Because this signalization project is listed in the 2017/2018 CIP as 

unprogrammed, no funding for design or construction is currently available.  The only 

available funding would be the project’s fair share contribution of $14,200 or 2.84% of the 

total unfunded improvement costs.  Therefore, it is uncertain as to whether proposed 

Mitigation Measure TRA-1 could be implemented within the next five years.  For this 

reason, the addition of project generated traffic trips to the intersection at Soquel 

Drive/Robertson Street (Intersection #4) in the PM peak hour under Cumulative Plus 

Project conditions would be considered significant and unavoidable.  However, ifIf the 

County identifies and commits funding then the mitigation would be feasible and the 

impacts would be reduced to less than significant in the long term.  A temporal cumulative 
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impact would occur from the time the proposed project would be operational until the 

time the intersection of Soquel Drive and Robertson Street would be signalized.  Although 

temporary, this temporal cumulative impact would be considered significant and 

unavoidable.  

4.0 Other CEQA Considerations 

Revisions to Section 4.1.1 “Economic and Population Growth.” 

As described in Section 2.0, Project Description, the project consists of an approximately 

2.57 acre automotive dealership providing the sale and service of Nissan automobiles.  The 

project proposes to construct a 12,551 square foot automobile dealership building with a 

separate 9,996 square foot automobile service building at the southwest corner of the 

intersection of Soquel Drive and 41st Avenue in Soquel.  The site would provide 154129 

parking spaces to accommodate inventory as well as service and visitor parking.  

Revisions to Section 4.4.5 “Soquel Drive at Robertson Street (Intersection #4) Existing, Near Term, 
and Cumulative Conditions.” 

However, the complete cost to signalize the intersection of Soquel Drive at Robertson 

Street is estimated at $373,612 in the 2017/2018 County of Santa Cruz Capital Improvement 

Program (CIP).  However, updated cost estimates by the County of Santa Cruz Department 

of Public Works have placed the cost of the signalization closer to $500,000.  Because this 

signalization project is listed in the 2017/2018 CIP as unprogrammed, no funding for design 

or construction is currently available.  The only available funding would be the project’s 

fair share contribution of $14,200 or 2.84% of the total unfunded improvement costs.  

Therefore, it is uncertain as to whether proposed Mitigation Measure TRA-1 could be 

implemented within the next five years.  For this reason, the addition of project generated 

traffic trips to the intersection at Soquel Drive/Robertson Street (Intersection #4) in the 

PM peak hour under the Existing Plus Project and Near-term Plus Project conditions 

would be considered significant and unavoidable.  If the County identifies and commits 

funding then the Mitigation Measure TRA-1 would be feasible and the impacts would be 

reduced to less than significant.  It should also be noted that a temporal Existing, Near-

term, and cumulative impact would occur from the time the proposed project would be 

operational until the time the intersection of Soquel Drive and Robertson Street would be 

signalized.  Although temporary, this temporal cumulative impact would be considered 

significant and unavoidable. 

5.0 Project Alternatives 

Revisions to Section 5.4.2(h) “Hazards and Hazardous Materials.” 

The text on page 5-17, under “Hazards and Hazardous Materials” of the Draft EIR is hereby 

revised as follows: 
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Under Alternative No. 3, impacts associated with hazards and hazardous materials would 

be similar to those described in Section 3.5, Hazards and Hazardous Materials.  This 

alternative would likely result in the construction of approximately 36,100 square feet of 

two-story commercial-retail buildings along the frontages of both Soquel Drive and 41st 

Avenue within the project site.  As with the Proposed Project, this alternative would result 

in the demolition of four residential homes and associated structures at the project site, 

which may contain asbestos and/or lead. Property records obtained from the County of 

Santa Cruz Assessors Office stated that structures within the planning area were 

constructed between 1915 and 1948. The Phase I Environmental Site Assessment prepared 

by Sierra Delta Consultants LLC on April 21, 2016 (Attachment JAppendix K) excluded 

ACMs (asbestos-contained materials) and LBPs (lead based paints) from the evaluation.  

Mitigation is outlined in Hazards and Hazardous Materials, Section 3.5.2(b) of this EIR.  

Overall, impacts under this alternative would be similar to the Proposed Project. 

Revisions to Section 5.5.2(h) “Hazards and Hazardous Materials.” 

The text on page 5-25, under “Hazards and Hazardous Materials” of the Draft EIR is hereby 

revised as follows: 

Under Alternative No. 4, impacts associated with hazards and hazardous materials would 

be similar to those described in Section 3.5, Hazards and Hazardous Materials.  This 

alternative would likely result in the construction of approximately 21,000 square feet of 

retail commercial/restaurant and 21,000 square feet of multi-family residential buildings 

along the frontages of both Soquel Drive and 41st Avenue within the project site.  As with 

the Proposed Project, this alternative would result in the demolition of four residential 

homes and associated structures at the project site, which may contain asbestos and/or lead. 

Property records obtained from the County of Santa Cruz Assessors Office stated that 

structures within the planning area were constructed between 1915 and 1948. The Phase 

I Environmental Site Assessment prepared by Sierra Delta Consultants LLC on April 21, 

2016 (Attachment JAppendix K) excluded ACMs (asbestos-contained materials) and LBPs 

(lead based paints) from the evaluation.  Mitigation is outlined in Hazards and Hazardous 
Materials, Section 3.5.2(b) of this EIR.  Overall, impacts under this alternative would be 

similar to the Proposed Project. 

Revisions to Section 5.7.6 “Environmentally Superior Alternative.” 

The text on page 5-38, under “Environmentally Superior Alternative” of the Draft EIR is 

hereby revised as follows: 

The environmentally superior alternative would be Alternative No. 1 No Project /No 

Development Alternative.  However, CEQA requires that when the “no project” 

alternative is determined to be environmentally superior, CEQA also requires 

identification of the environmentally superior alternative among the development options.  

CEQA Section 15126.6(e)(2) states, “…If the environmentally superior alternative is the 

“no project” alternative, the EIR shall also identify an environmentally superior alternative 



Nissan of Santa Cruz Project Final EIR 
Section 3.0: Addenda and Errata to the Draft EIR 

 

 
Page 3-16  April 2018 

among the other alternatives.” Therefore, Alternative No. 2, Proposed Project with APN 

030-121-34 can beis considered the environmentally superior alternative because it would 

reduce most environmental impacts and meet all of the project objectives.   

Table 5-4 lists each of the potentially significant impacts that have been identified for the 

Proposed Project, and then also shows the level of impact for the impact area under each 

of the alternatives with an indication of whether the impact is the same or very similar (=), 

is either superior (+), or inferior (-) under the alternative than the Proposed Project.   

6.0 References and List of Preparers 

Revisions to Section 6.1.1 “Bibliography.” 

The text on page 6-2, under “Bibliography” of the Draft EIR is hereby revised as follows: 

California Air Resources Board (CARB).  Personal Communication with Heather King on 

March 28, 2018. 

https://www.arb.ca.gov/cc/sb375/sb375_target_update_final_staff_report_feb2018.pdf 

Revisions to Section 6.2 “List of Preparers.” 

The text on page 6-9, under “County of Santa Cruz Department of Public Works” of the Draft 

EIR is hereby revised as follows: 

Jack Sohriakoff, Senior Transportation Engineer/Traffic Impact Analysis (retired) 

https://www.arb.ca.gov/cc/sb375/sb375_target_update_final_staff_report_feb2018.pdf
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 Section 4.0 

 List of Preparers 
This Final EIR was prepared by the County of Santa Cruz.  Persons involved in data gathering, 

analysis, project management, and quality control include: 

County of Santa Cruz Planning Department 

Kathy Molloy Previsich, Planning Director 

Todd Sexauer, Project Manager/Environmental Coordinator 

Nathan MacBeth, Project Planner 

Carolyn Burke, Senior Civil Engineer/Environmental Planning 

Annie Murphy, Planner/Historic Resources 

Sarah Neuse, Planner/Native American Consultation 

Laura Brinson, Senior Plans Examiner/Accessibility 

County of Santa Cruz Department of Public Works 

Rodolfo Rivas, Traffic Engineer/Traffic Impact Analysis 

Alyson Tom, Civil Engineer/Storm Water Management 

Bob Hambleton, Project Manager/Sanitation 

Jack Sohriakoff, Senior Transportation Engineer/Traffic Impact Analysis (retired) 

Environmental Health Department 

Cheryl Wong, Program Manager/Hazardous Materials 

Mott MacDonald 

Julie H. Oates, Project Traffic Engineer/TIA Peer Review 
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County of Santa Cruz 

PLANNING DEPARTMENT 

701 OCEAN STREET, 4TH FLOOR, SANTA CRUZ, CA 95060 
(831) 454-2580   FAX: (831) 454-2131   TDD: (831) 454-2123 

KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR 

MITIGATION MONITORING AND REPORTING PROGRAM 
for the 

NISSAN OF SANTA CRUZ PROJECT 
Application No. 171179, April 2018 

 

No. 
Environmental 
Impact 

Mitigation Measures 
Responsibility 
for Compliance 

Method of 
Compliance 

Timing of 
Compliance 

Cultural Resources 

CUL-1 Cause a substantial 
adverse change in the 
significance of an 
archaeological resource 
pursuant to Section 
15064.5. 

Extended Phase I Testing in Areas Covered in Asphalt.  For Extended 
Phase I surveys, all portions of a survey area shall be examined by 
systematic shovel testing whenever possible, in combination with 
systematic pedestrian survey, and/or additional techniques such as 
augering, coring, soil probes, or mechanically excavated trenching, 
depending upon the surface conditions and potential for deeply buried 
archaeological sites.  If extended testing reveals potential for archaeological 
resources to occur on site, Mitigation Measures CUL-2(a) and CUL-2(b) 
shall be implemented.   

Project applicant 
and contractor. 

To be conducted by 
a qualified 
archaeologist 
meeting the 
Secretary of the 
Interior's Standards 
for archaeology. 

To be implemented 
during construction. 

CUL-2a Archaeological Resource Construction Monitoring.  At the 
commencement of construction within the project area, an orientation 
meeting shall be conducted by an archaeologist for construction workers 
associated with earth disturbing procedures.  The orientation meeting shall 
describe the possibility of exposing unexpected archaeological resources 
and directions as to what steps are to be taken if such a find is 
encountered.   

A qualified archaeologist and Ohlone/Costanoan representative shall 
monitor all earth moving activities conducted within native soil.  In the event 
that archaeological and historic artifacts are encountered during project 
construction, all work in the vicinity of the find shall be halted until such time 
as the find is evaluated by a qualified archaeologist and appropriate 
mitigation (e.g., curation, preservation in place, etc.), if necessary, is 
implemented.   

Project applicant 
and contractor. 

To be conducted by 
a qualified 
archaeologist 
meeting the 
Secretary of the 
Interior's Standards 
for archaeology and 
Ohlone/Costanoan 
representative. 

To be implemented 
during construction. 

CUL-2b Unanticipated Discovery of Cultural Resources.  Pursuant to Section 
16.40.040 of the Santa Cruz County Code, and consistent with State Health 
and Safety Code §7050.5 and Public Resources Code Section 5097.98, if 
at any time during site preparation, excavation, or other ground disturbance 
associated with the project, human remains are discovered, the responsible 
person shall immediately cease and desist from all further site excavation 
and notify the sheriff-coroner and Planning Director. If the coroner 
determines that the remains are not of recent origin, the applicant shall 
implement a Phase 2 subsurface testing program to determine the resource 
boundaries, assess the integrity of the resource, and evaluate the site’s 
significance through a study of its features and artifacts. The results and 

Project applicant 
and contractor. 

Compliance 
monitored by the 
County Planning 
Department and 
qualified 
archeologist. 

To be implemented 
during construction. 
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No. 
Environmental 
Impact 

Mitigation Measures 
Responsibility 
for Compliance 

Method of 
Compliance 

Timing of 
Compliance 

recommendations of the Phase 2 study shall determine the need for 
additional construction monitoring. If the site is determined insignificant, no 
further archaeological investigation or mitigation would be required. 

If the discovered cultural resources are deemed significant, the County will 
work with the applicant to determine the appropriate extent of further 
mitigation. Examples of mitigation include, but are not limited to, capping of 
the resource with culturally sterile and chemically neutral fill material or 
Phase 3 data recovery. 

Hazards and Hazardous Materials 

HAZ-1 Create a significant 
hazard to the public or 
the environment through 
routine transport, use, or 
disposal of hazardous 
materials. 

Pursuant to Cal OSHA regulations, project applicants shall have each 
structure within the planning area within Assessor Parcel numbers 030-121-
08, 030-121-12, and 030-121-13 inspected by a qualified environmental 
specialist for the presence of ACMs in compliance with 40CFR Part 61M  
and LBPs prior to obtaining a demolition permit from the County of Santa 
Cruz Planning Department. If ACMs and LBPs are found during the 
investigations, project applicants with the planning area shall develop a 
remediation program to ensure that these materials are removed and 
disposed of by a licensed contractor in accordance with all federal a, state 
and local laws and regulation, subject to approval by the MBARD, and the 
Santa Cruz County Environmental Health Department, as applicable. Any 
hazardous materials that are removed from the structures shall be disposed 
of at an approved landfill facility in accordance with federal, state and local 
laws and regulations. 

Project Applicant 
and Contractor 

To be monitored by 
the County Planning 
and the Contractor. 

To be implemented 
during project 
design and 
construction. 

HAZ-2 Project applicants within the planning area shall have the interior of all on-
site structures within Assessor Parcel Numbers: 030-121-08, 030-121-12, 
and 030-121-13 visually inspected by a qualified environmental specialist to 
determine the presence of hazardous materials prior to obtaining a 
demolition permit from the County of Santa Cruz Planning Department. 
Should any hazardous materials be encountered with any of the structures, 
the materials shall be tested and properly disposed of in accordance with 
federal, state and local regulatory requirements. Any stained soils or 
surfaces underneath the removed materials shall be sampled. Subsequent 
testing shall indicate the appropriate level of remediation necessary and a 
work plan shall be prepared in order to remediate the soil in accordance 
with all applicable federal, state and local regulations prior to issuance of a 
grading permit. 

Project Applicant 
and Contractor 

To be monitored by 
the County Planning 
and the Contractor. 

To be implemented 
during project 
design and 
construction. 

Noise 

NOI-1 A substantial temporary 
or periodic increase in 
ambient noise levels in 
the project vicinity above 

Construction Hours.  The project shall comply with the Santa Cruz County 

Noise Ordinance and prohibition on offensive noise. Hours of construction 
for the project shall be limited to the hours of between 8:00 AM and 6:00 
PM. 

Project Applicant 
and Contractor 

To be monitored by 
the County Planning 
and the Contractor. 

To be implemented 
during project 
design and 
construction. 
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No. 
Environmental 
Impact 

Mitigation Measures 
Responsibility 
for Compliance 

Method of 
Compliance 

Timing of 
Compliance 

NOI-2 levels existing without the 
project. 

Construction Equipment.  All construction equipment shall be properly 

maintained and all exhaust mufflers and engine shrouds shall be in good 
condition and appropriate for the equipment. Equipment engine shrouds 
shall be closed during equipment operation. Whenever feasible, electrical 
power shall be used to run air compressors and similar power tools rather 
than diesel equipment. 

Project Applicant 
and Contractor 

To be monitored by 
the County Planning 
and the Contractor. 

To be implemented 
during project 
design and 
construction. 

NOI-3 Vehicle and Equipment Idling.  Construction vehicles and equipment shall 

not be left idling for longer than five minutes when not in use. 
Project Applicant 
and Contractor 

To be monitored by 
the County Planning 
and the Contractor. 

To be implemented 
during project 
design and 
construction. 

NOI-4 Stationary Equipment.  Stationary construction equipment that generates 

noise exceeding 75 dB at the property line of the project site shall be 
shielded. Temporary noise barriers used during construction activity shall 
be made of noise-resistant material sufficient to achieve a Sound 
Transmission Class (STC) rating of STC 40 or greater, based on sound 
transmission loss data taken according to ASTM Test Method E90. Such a 
barrier may provide as much as a 10 dB insertion loss, provided it is 
positioned as close as possible to the noise source or to the receptors. To 
be effective, the barrier must be long and tall enough (a minimum height of 
eight feet) to completely block the line-of-sight between the source and the 
receptors. The gaps between adjacent panels must be filled-in to avoid 
having noise penetrate directly through the barrier. The recommended 
minimum noise barrier or sound blanket requirements would reduce 
construction noise levels by at least 10 dB. 

Project Applicant 
and Contractor 

To be monitored by 
the County Planning 
and the Contractor. 

To be implemented 
during project 
design and 
construction. 

Transportation/Traffic 

TRA-1 Conflict with an 
applicable plan, 
ordinance or policy 
establishing measures of 
effectiveness for the 
performance of the 
circulation system, taking 
into account all modes of 
transportation including 
mass transit and non-
motorized travel and 
relevant components of 
the circulation system, 
including but not limited 
to intersections, streets, 
highways and freeways, 
pedestrian and bicycle 
paths, and mass transit. 

 

Soquel Drive/Robertson Street (Intersection #4) Uncertain feasibility 
therefore classified as Infeasible 
Traffic at the Soquel Drive / Robertson Street intersection, which is currently 
operating at an unacceptable LOS E during the AM and PM peak hour, will 
continue to operate at LOS E or worse during all future conditions. To 
mitigate these significant impacts, the project applicant shall, prior to 
issuance of a building occupancy permit, pay $14,200 (2.84% of the total 
unfunded improvement costs) toward the cost of construction of the 
following improvements: 

 Install a traffic signal control. 

 On Soquel Drive, restripe the westbound approach to one left turn lane 
and one thru lane, consolidate north driveways and close the north leg 
(southbound approach), converting the intersection to a signalized, 
three-directional intersection. Until north driveways are consolidated, the 
north leg will remain open to provide access to the building(s) using the 
existing driveway. The analysis evaluated this intersection with three 
approaches (i.e., a signalized “T” intersection with east, west, and south 
legs). Existing traffic volumes on the north approach are very low at (0 
vehicles in the AM peak and 3 vehicles in the PM peak). The intersection 

Project Applicant 
pays fees; County of 
Santa Cruz 
responsible for 
construction of 
improvements 

Applicant payment of 
pro-rata fair share 
fees prior to 
issuance of Building 
Permit. 

If deemed feasible, 
to be implemented 
by County of Santa 
Cruz within 5 years 
of project 
completion. 
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No. 
Environmental 
Impact 

Mitigation Measures 
Responsibility 
for Compliance 

Method of 
Compliance 

Timing of 
Compliance 

Conflict with an 
applicable congestion 
management program, 
including, but not limited 
to level of service 
standards and travel 
demand measures, or 
other standards 
established by the county 
congestion management 
agency for designated 
roads or highways. 

would also operate acceptably should the County decide to construct a 
signalized four-way intersection instead (i.e., with east, west, south, and 
north legs). 

 On Robertson Street, restripe the northbound approach from one lane to 
one left- and one right-turn lane. Limit the restriping to approximately 25 
feet, due to the close spacing of the mobile home park driveway 
southwest of the intersection. The design for this improvement will be 
challenging and the designer should exercise care to ensure that 
northbound and southbound traffic can be safely accommodated. 
Analysis conservatively analyzed this intersection with one shared thru, 
left, and right lane. 

TRA-2 Soquel Drive/Porter Street (Intersection #6) 
On Soquel Drive, the area on the south side west of Porter Street (adjacent 
to the curb) is currently signed as a loading zone from 8am to 5pm, 
Monday through Friday.  When not in use as loading zone, this area 
currently operates as a de facto right-turn pocket.  To mitigate AM and PM 
peak hour traffic impacts, the project applicant shall, prior to building 
occupancy permit, pay $20,000 to the County of Santa Cruz to construct 
the following improvements: 

 Through signage and restriping, convert the on-street loading zone on 
the south side of west leg (eastbound approach) into an eastbound right-
turn pocket lane during peak hours, and optimize the signal phasing, 
cycle length, and splits. 

 Restripe the existing bike lane to provide a right-turn with bike access, 
the lane should be combined into a 12-foot shared bike lane and right 
turn lane.  The combined bike lane/turn lane treatment will include 
signage advising motorists and bicyclists of proper positioning within the 
lane.  

Project Applicant 
pays fees; County of 
Santa Cruz 
responsible for 
construction of 
improvements 

Applicant payment of 
pro-rata fair share 
fees prior to 
issuance of Building 
Permit. 

To be implemented 
by County of Santa 
Cruz within 5 years 
of project 
completion. 
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Santa Cruz Nissan Estimate of Water Consumption 
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Santa Cruz Nissan

Estimate of Water Consumption

(in gallons)

Use

Unit 

Count

Factor per unit per 

day

Average per 

Day

Total Annual 

Consumption Notes

Existing  Uses

Single-family Residential 3 120 360 131,400  40 gallons per person / 3 person per household 

Kings Paint (1) 2 96 192 70,080  Per American Water Works Association 

Car Wash 1 940 940 343,100  Based on past water use receipts 

Total 1,492 544,580 

Proposed Uses

Showroom Building (1) 2 96 192 70,080  Per American Water Works Association 

Service Building (1) 2 96 192 70,080  Per American Water Works Association 

Car Washing

Service Vehicles 8 8 64 23,360  Per Groppetti Automotive Family  

New / Used Vehicles 6 8 48 17,520  Per Groppetti Automotive Family  

Display Vehicles 13 8 104 37,960  Per Groppetti Automotive Family  

Landscaping 1 148,000  Per Kimley-Horn & Associates 

Total 600 367,000 

Net Total (892) (177,580)

Notes:

(1) Assumes two restrooms, each with one toilet, one sink, and one urinal (for men's room).





 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix N 

Nissan Sign Plan 

  



 

 

 

 

 

 

 

 

 

 

 

 

This page intentionally left blank. 

  



























 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix O 

Photometric Plan 
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Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min PtSpcLr PtSpcTb

Building Front Facade_Side_2 Illuminance Fc 7.03 8 5 1.41 1.60 5 5

Customer Parking - Building Front Illuminance Fc 8.51 21.0 3.1 2.75 6.77 6 6

Employee Parking - Northeast Illuminance Fc 4.58 12.5 1.9 2.41 6.58 6 6

Employee Parking - West - Interior Illuminance Fc 8.21 12.6 4.0 2.05 3.15 6 6

Employee Parking - West Perimeter Illuminance Fc 5.79 12.5 2.2 2.63 5.68 6 6

Inventory Display - East - Front Illuminance Fc 36.21 54.7 17.6 2.06 3.11 6 6

Inventory Display - East Interior Illuminance Fc 29.86 37.9 21.6 1.38 1.75 6 6

Inventory Display - Southeast Perimeter Illuminance Fc 28.75 43.9 15.4 1.87 2.85 6 6

Inventory Display - Southwest Interior Illuminance Fc 30.21 44.8 18.1 1.67 2.48 6 6

Inventory Display - West - Front Illuminance Fc 30.57 48.7 12.8 2.39 3.80 6 6

Inventory Display - West Interior Illuminance Fc 36.96 58.8 22.1 1.67 2.66 6 6

Service Vehicles Illuminance Fc 5.46 10.7 3.3 1.65 3.24 6 6

Luminaire Schedule

Symbol Label Qty Arrangement Description Lum. Lumens LLF Lum. Watts Arr. Watts Total Watts

SL2-1 2 SINGLE VPL-64L-135-4K7-2 17761 0.850 137.6 137.6 275.2

SL3-1A 1 SINGLE VPL-64L-135-4K7-3 17791 0.850 137.6 137.6 137.6

SL4-1A 2 SINGLE VPL-64L-135-4K7-4W-BC 9850 0.850 137.6 137.6 275.2

SL4-2 11 TWIN 180 ROTATED (1) VPL-96L-395-4K7-4WL -BC  &  (1) VPL-96L-395-4K7-4WR-BC 22618 0.850 392.6 785.2 8637.2

SL5-1A 1 SINGLE VPL-64L-135-4K7-5W 17009 0.850 137.6 137.6 137.6

SL5-2A 1 BACK-BACK VPL-64L-135-4K7-5W 17009 0.850 137.6 275.2 275.2

SL5-1B 1 SINGLE VPL-64L-135-4K7-5QM 17792 0.850 137.6 137.6 137.6

SL5-1C 3 SINGLE VPL-96L-395-4K7-5QM 40848 0.850 392.8 392.8 1178.4

SL5-2C 6 BACK-BACK VPL-96L-395-4K7-5QM 40848 0.850 392.8 785.6 4713.6

WP2 1 SINGLE TRV-36NB-80-4K-T2 8415 0.850 83.8 83.8 83.8

WP4 12 SINGLE TRV-36NB-80-4K-T4 9164 0.850 83.8 83.8 1005.6

FL 5 SINGLE AL-X-72NB-220-4K-5X5 (Multiplier Added From 3K Source To 4K) 14023 1.017 227.4 227.4 1137
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Appendix P 

Noise Measurement Field Data 
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Noise Measurement Field Data

 Project:

 Site No.:

Analyst:

Location:

 Noise Sources:

 Comments:

Leq: 67.6 Lmin: 57.3 Lmax: 88.6 Peak: 109.6

Photo:

  Time:

Santa Cruz Nissan

1

  Job Number:

  Date: 4/2/2018

5:15 PM

 Calibrator:

 Sound Level Meter:

WeatherEquipment

 Temp. (degrees F):

 Wind (mph):

Automobiles

OC-10

SoundPro DL-1-1/3

 Results (dBA):

Bill Wiseman

Project site / 41st Avenue

 Weighting:

 Microphone Height:

65

< 5, calm

Clear

Humidity:

 Response Time:  Sky:

 Bar. Pressure:

5 feet

A

Fast





 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix Q 

Nissan Site Financial Feasibility Analysis 
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