Del Webb at San Juan Oaks Specific Plan Subsequent EIR
Section 4.10 Land Use

4.10 LAND USE

4.10.1 Setting

a. Regional Setting. The Project Site is located in unincorporated San Benito County,
which occupies approximately 1,389 square miles and consists of both urban and rural land
uses. Approximately 75 percent of the County’s land area is in either agricultural or rangeland
use. San Benito County is considered part of the Monterey Bay Area. It is located in the Coast
Range Mountains, south of the City of San Jose, and west of the Central Valley. San Benito
County is bordered on the north by Santa Cruz and Santa Clara counties, on the east by Merced
and Fresno counties, and on the south and west by Monterey County.

The Project Site is located within a predominately agricultural corridor between the Cities of
Hollister and San Juan Bautista, which are the only two incorporated cities in the County. State
Route 156 (SR 156) is the primary roadway connecting these two cities, and agricultural uses
border both sides of this State Route. The Project Site is located approximately three miles
southwest of the City of Hollister, approximately three and one half miles southeast of the City
of San Juan Bautista, and approximately one mile south of SR 156. The San Justo Reservoir is
located approximately 0.25 mile east of the Project Site’s boundary.

b. Project Site Setting. The Project Site encompasses approximately 1,994 acres located
in the central northeastern portion of unincorporated San Benito County. A portion of the
Project Site is currently developed with the San Juan Oaks Golf Club, which includes an 18-hole
golf course, clubhouse, driving range and support structures (collectively, “Existing Golf
Club”); the remainder of the site is used for agricultural activities, including approximately
1,131 acres of grazing land (75% of total agricultural land); approximately 315 acres (21%) of
dryland farming; and approximately 56 acres (4%) of row crops, which is limited to an organic
olive orchard near Union Road (approximately 13 acres) and row crops east of San Juan Oaks
Drive (approximately 43 acres).

The overall Project Site is characterized by rolling hills and ridges separated by northwest trending
valleys. The majority of the residential component of the Project would be developed on the
northern third of the Project Site, in the relatively flat northwestern part of the site. The
topographic relief across the overall site is approximately 900 feet, with elevations ranging from
approximately 1,120 feet above mean sea level (msl) in the hilly southeastern portion of the overall
site to about 220 msl near the relatively flat pasturelands toward the westerly edge of the Project
Site. Topographic elevations within the area to be developed with the residential uses includes
approximately 350 feet above msl in the southeastern portion of the development (approximately
450 feet msl at the proposed water tank site) to approximately 220 feet above msl in the
northwestern portion. Several small streams drain the site from south to north. Several of these
drainage channels are natural; however, some channels have been relocated and realigned to
facilitate agricultural production.

c. Adjacent Land Uses. The existing, adopted General Plan (1985) land use designations
and the existing zoning designations for the Project Site and immediate vicinity are shown on
Figure 4.10-1.
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As shown therein, the Project Site is bordered by land designated under the County’s General
Plan and Zoning Ordinance as Rural (R) to the southwest; Agricultural Rangeland (AR) to the
northwest and southeast; Agricultural Productive (AP) and Heavy Industrial (M2) to the north;
Light Industrial (M1) to the northeast; and (P) to the east (refer to Figure 4.10-1).

Agricultural land in the form of row crops is located directly north and west of the Project Site;
areas of open land, some of which are used for grazing, irrigated pasture and dry-farming, are
located to the south, east and west.

Industrial uses are also located east of the Project Site. Additional heavy industrial uses,
including, among others, an industrial facility used for explosives manufacturing and testing, is
located approximately one mile north of the Project Site near the intersection of San Juan Oaks
Drive and Union Road.

d. Regulatory Setting. The County’s existing, adopted General Plan (1985) Land Use
Element, Open Space and Conservation Element, and the County’s Zoning Ordinance regulate
land use planning in unincorporated San Benito County. The requirements and restrictions of
each of these regulatory documents that pertain to land use are set forth below, and the Project’s
consistency with these and other General Plan goals, objectives, and policies applicable to the
Project, are further described in in the impact analysis below.

The Project Site is currently designated by the General Plan (1985) as Rural Transitional
(RT)/Planned Unit Development (PUD) Overlay, Commercial Thoroughfare (C-1), Agriculture
Productive (AP), Agriculture Rangeland (AR), and Rural (R). As shown in Figure 4.10-1, the
majority of the Project Site is designated AR, with the northernmost portion of the Project Site
(adjacent to Union Road) designated AP. The central portion of the site is designated RT/PUD,
with small areas of C-1 in the center and northern portions of the RT/PUD area. The current
zoning for the site is the same as the General Plan designations for the site, as shown in Figure
4.10-1. These on-site General Plan and zoning designations were applied to the site in 2003 with
the approval of the 2003 San Juan Oaks Golf Club General Plan Amendment/ Zone

Change/ Vesting Tentative Tract Map. The previously approved project allows for the
development of 156 market rate residential units, 30 affordable units, a resort hotel, a village
commercial site, a park, open space, an additional 18-hole golf course, and an additional nine-
hole golf course. None of the previously approved uses have been constructed. The existing
Vesting Tentative Map expires on July 27, 2017.

It should be noted that the County is currently preparing an update to the General Plan. The
Draft 2035 General Plan Update, which has not been adopted as of release of this Draft SEIR,
includes a land use change on the Project Site from RT/PUD, C-1, AP, AR, and R to Planned
Development (PD), Rangeland (RG), Agriculture (A), and Rural (R). The current adopted
General Plan designations are shown in Figure 4.10-1 and the Draft 2035 General Plan Update
proposed designations are shown in Figure 4.10-2. The proposed General Plan Update policies
that pertain to the Project are listed under Draft 2035 General Plan Update below; however,
because the Draft 2035 General Plan Update has not been adopted by the Board of Supervisors
as of the writing of this SEIR, this information is being provided for informational purposes
only.
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Current Adopted San Benito County General Plan. The current adopted San Benito County
General Plan Land Use Element (1992), Open Space and Conservation Element (1994), and
Housing Element (2010) provide guidance regarding land use. Relevant land use goals, policies
and objectives are listed below:

Land Use Element:

Policy 3

Policy 4

Policy 5

Policy 7

Policy 8

Policy 9

Policy 12

Policy 15

Policy 22

Grade 1 soils as defined in the Soils Survey of San Benito County shall be the
highest priority for protection of soil resources.

Development proposals adjacent to Grade 1 agricultural lands and soils suitable
for the production of row crops, flowers, or orchards shall be required to mitigate
potential land use conflicts with agricultural operations.

Encourage the private development of participatory recreational facilities, such as
riding areas, camping facilities and hunting clubs.

It is the policy of the County to consider transfer of development credits (TDC)
programs, land trusts, and purchase of development credits (PDC) programs to
provide financial incentives to protect and preserve agricultural soil resources
and to protect the integrity of important agricultural areas for future uses.

The residential areas of the County shall be developed at densities up to 20
dwelling units per acre. For areas within the Sphere of Influence Rural/Urban
land use designation, the density of 20 units per acre or the standards of Hollister
may be used to allow for affordability, unmet special needs housing, affordable
multi-family rental housing.

The type of development allowed within the residential areas include residential,
agricultural, and open space. Trails, parks, and public facilities, including
schools and churches, may be allowed subject to use permits.

The County shall utilize specific zoning tools, such as Planned Unit
Developments to allow for clustering and density transfer as a means to provide
innovative and diversified development, and to avoid hazardous areas while
maintaining the rural character of the County provided that the development
design and density is consistent with Policy 9 and actions.

The majority of development with a density greater than two units per acre shall
occur within the Cities of San Juan Bautista, Hollister and the Paicines Ranch
Resort project site. All commercial development providing comparative shopping
and serving a regional need, major cultural and institutional uses and all
industrial uses (excluding agricultural related uses and low profile compatible
industry) shall occur within the Cities, except for those uses which by their
nature should or could be located in undeveloped areas.

To allow commercial areas in the unincorporated areas to develop, a general plan
amendment shall be required for the establishment of new commercial areas. In
some limited situations, new small scale isolated commercial operations will be
allowed as overlay zoning in other land use categories.

County of San Benito
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Policy 25

Policy 29

Policy 32

Policy 33

Policy 35

Policy 36

Policy 37

New neighborhood commercial areas shall be permitted if located within
reasonable distance of a community, is centrally located to serve a rural
community that is lacking neighborhood commercial services or where the need
for expanded neighborhood commercial services can be demonstrated.

Expansion or creation of any new commercial land uses shall mitigate
incompatibility with adjoining land uses.

Specific development sites shall be free from the hazards identified within the
Open Space and Conservation Element Maps (e.g. faults, landslides, hillsides
over 30% slope, flood plains). The site shall also be on soil suitable for building
and maintaining well and septic systems (i.e. avoid impervious soils, high
percolation or high groundwater areas, set back from creeks). Absent adequate
mitigation, development shall not be located on environmentally sensitive lands
(wetlands, erodable soil, archaeological resources, important plant and animal
communities).

Specific development sites shall avoid, when possible, locating in an
environmentally sensitive area (wetlands, erodable soils, important plant and
animal communities, archaeological resources).

The County shall encourage energy and water conservation techniques and
energy efficiency in all new building design, orientation and construction.

The County should maintain high standards of siting and design in the
development of all land uses. Standards and criteria shall be established by the
County.

The individual and cumulative effects of development proposals that generate
population growth shall be evaluated and all available means shall be used to
assist full mitigation of school facility impacts.

Open Space and Conservation Element:

Policy 1

Policy 2

Policy 3

Major subdivisions or intense development shall not be allowed within potential
habitat of Federal or State listed rare, threatened, or endangered plant or animal
species until said development(s) prepares habitat plans for the species unless an
interim measure has been taken to mitigate the effect of development.

Maintain corridors for habitat. In rural areas, road and development sites shall be
designed to maintain habitat connectivity with a system of corridors for wildlife
or plant species and avoiding fragmentation of open space areas. Measures to
maintain the long-term health of the plant and animal communities in the area
shall be incorporated into project design such as buffers, consolidation of/or
rerouting access, transitional landscaping, linking nearby open space areas, and
habitat corridors.

Mitigation for wetland development. Development shall be sited to avoid
encroachment on wetlands. Mitigation shall be required for any development
proposals that have the potential to reduce wetland habitat from primary or
secondary effects of the development.

County of San Benito
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Policy 6

Policy 7

Policy 8

Policy 9

Policy 10

Policy 12

Policy 13

Policy 16

Policy 17

Policy 18

Exotic Plants and Animals. It is the policy of the County to work with State,
Federal, and local agencies and land owners to develop programs to reduce the
destruction of plant and animal life and habitat caused by invasive plants and
animals.

Grading, erosion, and native tree removal. It is the policy of the County to
minimize erosion resulting from grading and cutting and native tree removal for
all development proposals.

Development in drainage basins. It is the County's policy to minimize
development/uses within drainage basins that could alter the path of
watercourses and impede groundwater recharge.

Water quality improvement. It is the policy of the County to cooperate with the
Regional Water Quality Control Board to improve water quality problems
identified for the County, to maintain water quality on all drainage, and to
develop policies and programs for the protection and enhancement of habitat for
fish on major tributaries to the Pajaro River (San Benito River, Pacheco Creek)
and water quality in the Silver Creek watershed.

Air quality. The County recognizes air as a natural resource and will strive to
maintain air quality through proper land use planning. It shall be the County's
policy to utilize land use and transportation controls for the protection and
enhancement of air quality. Finally, it will be the County's policy to review
public and private development proposals in light of possible recreational and
open space potential.

Direct development to urban areas. It will be the County’s policy to apply land
use controls to ensure that only non-urban uses are located beyond Sphere’s of
Influence and Urban Reserve Areas, except for specific areas designated
Rural/Urban, Area of Special Study, Residential Commercial, or Industrial on
the General Plan Land Use Map.

Specific plan requirements. It will be the County's policy to require specific plans
for small, large, new, or expanding communities that are not incorporated which
would clearly identify centers of urban growth and land uses within these areas.

Open space around cities. It is the County's policy to preserve a rural atmosphere
by directing population growth and public service extensions to infill
development and avoiding leapfrog growth.

Ridgeline development. To preserve the rural character of the area, new
development shall be directed away from the horizon through the use of building
envelopes and integration of building architecture into the contour of the
horizon.

Protect rural atmosphere and natural resources. General Plan Amendments,
Specific Plans, Area Plans, and Area of Special Study that result in a net
increase in general plan buildout (Table 1 of the Land Use Element), shall

County of San Benito
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Policy 23

Policy 25

Policy 28

Policy 29

Policy 30

Policy 31

Policy 32

Policy 33

include methods to conserve open space for natural resources including
agriculture, wildlife habitat, and water (e.g., conservation easements and/or other
similar resource protection measures). Proposed development areas shall also
include measures to protect resources on-site and contiguous to the project with
the use of clustering, conservation easements, and other similar programs.

Awvoid land use conflicts. The County policy should be to assign compatible land
uses adjacent to agricultural lands and selected mineral resource lands to ensure
their protection. The County should encourage the use of the Williamson Act, as
well as agricultural zoning and other legislative means to preserve large
agricultural open space areas.

Legislative methods to protect agriculture and rural identity. It is the County’s
policy to use the Williamson Act, agricultural zoning, and legislative means,
where appropriate, to preserve agricultural resources, maintain a rural identity,
and to define and shape the urban form. Residential growth should be directed to
where services are already provided and to the least productive agricultural land.

Maintain viable sizes for agriculture. It shall be the policy of the County to
assure that units of land which are suitable for agricultural purposes are
maintained.

Energy conservation. It will be the County's policy to encourage the use of
energy-efficient design in new construction.

Water quality from development. It is the policy of the County to require
development projects that could contribute to the contamination and/or
degradation of groundwater quality to be redesigned to avoid significant impacts.

Wastewater treatment. Wastewater treatment systems shall be designed to
ensure the long-term protection of groundwater resources in San Benito County.
Septic systems shall be limited to areas where sewer services are not available and
where it can be demonstrated that septic systems will not contaminate
groundwater. Every effort should be made in developing and existing developed
areas to reduce the use of septic systems in favor of domestic wastewater
treatment. Domestic wastewater treatment systems shall be required to use
tertiary wastewater treatment as defined by Title 22.

Groundwater studies for new development. To prevent overdrafting in San
Benito County, a groundwater development plan shall be required for
appropriate new development proposals.

Water conservation. To ensure more efficient use of groundwater resources it will
be the policy of the County to require conservation of water resources in San
Benito County and encourage inter-agency conservation to develop policies and
programs for the protection and enhancement of habitat for fish on major
tributaries to the Pajaro River (San Benito River, Pacheco Creek).

County of San Benito
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Policy 34

Policy 37

Policy 38

Policy 41

Policy 42

Policy 43

Policy 45

Policy 46

Policy 55

Evidence water quality and quantity for development: Approval of new
developments shall not be allowed without evidence of adequate water quality
and quantity.

Development policy for hazardous areas. It will be the policy of the County to
limit densities in areas that are environmentally hazardous (fault,
landslides/erosion, hillsides over 30% slope, flood plains) to levels that are
acceptable for public health and safety for citizens and property. It is the
County's policy to apply zoning categories, and scenic easements for the
protection of environmentally hazardous or aesthetically valuable resources.

Restrict creation of new lots in hazardous areas. It is the policy of the County to
prohibit new subdivision or lot-line adjustments that will create new lots located
entirely within hazardous areas (slopes greater than or equal to 30%, 100-year
flood plain, landslide/erosion hazard, fault zone).

Fire safety. New development will not be allowed where access is a fire safety
risk.

Flood hazard. One of the County's prime responsibilities is for the health, safety,
and welfare of its citizens and property. Because the County recognizes the
inherent dangers of construction or development within a flood prone area, it
shall be the County's policy to discourage development within areas identified as
potential flood hazard areas. Furthermore, it is the County's policy to protect and
preserve the 100-year flood plain on the most recent adopted FEMA maps or
other maps as wetland resources, watersheds, and tributaries as natural resources
for water supply, groundwater recharge, riparian habitat, and fishes.

Reduce effects of flooding from development. It is the County's policy to take
measures to reduce potential effects of flooding from new development and
encourage flood control improvements.

Private recreation facilities. It will be the County’s policy to utilize land use
ordinances to encourage land owners to provide private recreational facilities and
open space areas. It will also be the County’s policy to allow for an economic
return on land while it is being utilized as open space.

County and City bike plans. It will be the County’s policy to require new
development to provide easements for trails/bikeways identified in the City of
Hollister Parks and Recreation Master Plan and to be consistent with the San
Benito County Bike Plan.

Recreation and open space provide for recreation. It shall be the County’s policy
to acquire, develop, operate, and maintain a comprehensive space system of open
space land uses and recreational facilities to provide for the low-intensity trails,
picnicking, informal sports, park benches, and active recreational needs (sports
fields for youth and adult league play) of the County population.

County of San Benito
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Policy 56

Ratio of parks to population. Recreational facilities for existing and new
development in the unincorporated areas of the County shall be provided to meet
the needs of the population based on a ratio of five acres of park land per 1000
persons.

Housing Element:

Policy 1B

Policy 11

Policy 2A

Policy 2C

Policy 2L

Policy 2M

Policy 2R

Policy 5E

The County shall ensure that housing is affordable to extremely low, very low,
low, and moderate-income families and members of the local workforce (e.g.
teachers, fire and police, farm workers). Affordable housing units shall continue
to be exempt from growth management programs in San Benito County.

The County shall actively promote the development and rehabilitation of housing
to meet the needs of special needs groups including the needs of seniors, people
with disabilities, farm workers, the homeless, people with HIV/AIDS, people in
need of mental health [services], single parent families, large families, and other
persons identified as having special housing needs.

The County shall encourage and assist the construction of a variety of housing
types with varying densities and prices, for both sales and rental that are
affordable to all income groups, particularly very low income and special needs
groups.

The County shall assure that new housing efficiently uses land and causes
minimum environmental impact.

The County shall require, through specific plans, neighborhood design standards
and development review, a mix of housing types, densities, designs and
prices/rents in each planning area where land is available.

The County shall disperse lower, moderate and higher cost housing throughout
the County, each planning area and each subdivision where feasible due to the
availability of land and adequate service facilities.

The County shall use land efficiently to encourage a diversity of housing types
and to implement “smart” and sustainable development principles.

The County shall promote energy efficient land use planning by incorporating
energy conservation as a major criterion for future decision making.

Draft 2035 General Plan Update. The proposed (but not yet adopted) 2035 General Plan
Land Use Element, Economic Development Element, and Circulation Element provide the
following goals, policies and objectives pertaining to land use. Because the Draft 2035 General
Plan has not yet been adopted by the Board of Supervisors, these policies are included for
informational purposes only.

Vv
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Land Use Element:

LU-1.1

LU-1.2

LU-2.1

LU-2.2

LU-2.4

LU-4.1

LU-4.2

LU-4.5

Countywide Development. The County shall focus future development in areas
around cities where infrastructure and public services are available, within
existing unincorporated communities, and within a limited number of new
communities, provided they meet the requirements of goal section LU-7.

Sustainable Development Patterns. The County shall promote compact, clustered
development patterns that use land efficiently; reduce pollution and the
expenditure of energy and other resources; and facilitate walking, bicycling, and
transit use; and encourage employment centers and shopping areas to be
proximate to residential areas to reduce vehicle trips. Such patterns would apply
to infill development, unincorporated communities, and the New Community
Study Areas. The County recognizes that the New Community Study Areas
comprise locations that can promote such sustainable development.

Sustainable Building Practices. The County shall promote, and where
appropriate, require sustainable building practices that incorporate a “whole
system” approach to designing and constructing buildings that consume less
energy, water, and other resources; facilitate natural ventilation; use daylight
efficiently; and are healthy, safe, comfortable, and durable.

Green Sustainable Building Practices. The County shall encourage sustainable
building practices that go beyond the minimum requirements of the Title 24
CalGreen Code (i.e., Tier 1 or Tier 2 measures) and to design new buildings to
achieve a green building standard such as Leadership in Energy and
Environmental Design (LEED).

Solar Access. The County shall encourage new residential sub-divisions and new
commercial, office, industrial, and public buildings to be oriented and landscaped
to enhance natural lighting and solar access in order to maximize energy

efficiency.

Housing Stock Diversity. The County shall encourage a balance of housing
types, locations, and price ranges within the county to accommodate a variety of
families from all socio-economic backgrounds.

Urban Residential Development. The County shall ensure new urban residential
development (e.g., greater than two units per acre) occurs in areas that have, or
can provide, adequate public facilities and services to support such uses, and are
near existing and future major transportation networks, transit and/or bicycle
corridors, pedestrian paths and trails, and employment centers.

Innovative Site Planning and Residential Design. The County shall encourage
new residential developments to use innovative site planning techniques and to
incorporate design features that increase the design quality, and energy
efficiency, and water conservation of structures and landscapes while protecting
the surrounding environment.

County of San Benito
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LU-4.6

LU-4.7

LU-4.8

LU-5.2

LU-5.6

LU-5.7

LU-8.1

LU-8.2

Clustered Residential Program. The County shall continue to encourage the
clustering of residential uses and the use of creative site planning techniques to
promote preservation of agricultural land and open space areas.

Clustered Residential Site Layout. The County shall encourage clustered
residential development be designed to respect existing natural features (e.g.,
rivers and streams, hills and ridge lines, and substantial tree stands) as
appropriate to the density and character of the development, and if applicable to
use such features to separate clustered parcels from farming areas.

Conservation Easements Related to Clustered Residential Development. The
County shall encourage new clustered residential development to provide
agricultural and/or other appropriate open space easements on farming or open
space parcel(s) at the time that the development occurs, or if a multi-phased
Planned Development, according to an adopted specific plan.

New Commercial Thoroughfare Nodes. The County shall encourage new
Commercial Thoroughfare (CT) nodes, as shown on the Land Use Diagram,
serving travelers and tourists along state routes. The County shall require these
uses to have adequate public services, be compatible with surrounding land uses,
and respect the scenic character of the county. Figure 3-5 shows the locations,
Table 3-1 describes the land use designation, and Appendix A, Glossary defines
“Centralized Commercial Node Development”.

Visitor-Oriented Commercial Uses. The County shall encourage visitor-oriented
commercial uses that promote the local history, local economy (e.., agriculture,
wineries, recreation), and market locally-produced agricultural products.

Mixed-Use Development. The County shall encourage both vertical and
horizontal mixed-use development within community centers and near or along
transportation and transit corridors, bicycle paths, and pedestrian and trail
routes as a means of providing efficient land use, housing, and transportation
options for county residents. The County shall ensure that mixed use
developments include appropriate transit, bicycle, and pedestrian facilities.

New Community Purpose. The County shall consider applications for New
Communities on a case-by-case basis in order to accommodate future growth in
new, balanced communities.

New Community Threshold. The County shall consider any proposed
development project that is a unique, self-contained new development a New
Community, and as such, subject to the policies of this goal section. The Director
of Planning and Building Inspection Services will have the discretion to
determine which projects constitute a New Community, but they would
generally be projects that cannot be developed under existing allowed residential
densities, even with clustered residential incentives, and contain a variety of
proposed uses, including residential, employment, neighborhood retail, as well as
an emphasis on pedestrian and bicycle circulation and recreational opportunities.
The County would especially like to further the development of any project that

County of San Benito
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LU-8.3

LU-8.5

LU-8.6

LU-8.7

LU-8.8

LU-8.9

LU-9.7

would provide significant connection to and expansion of the county and
regional trail network.

New Community Location Requirements. The County shall only accept
applications for the establishment of New Communities if:

a. They are accessible to existing major transportation routes and corridors, such
as State highways, and/or provide opportunities for public transit.

b. They are accessible to employment centers.

Sustainable New Communities. The County shall encourage New Communities
to be planned and designed to reflect the spirit and intent of sustainable growth
strategies, such as providing, as appropriate to the site and scale of the proposed
New Community:

a. Easy access to major transportation links, transit, and bicycle networks;

b. A balance between jobs and housing;

c. Good internal connectivity and good connectivity to the community at large;
d. A reduced parking footprint; a transportation demand management program;
e. Institutions such as schools within walking distance from residences;

f. Distinct, compact, walkable neighborhoods, each with a recognizable center;
g. Walkable streets with shade trees and side- walks or walking paths;

h. Habitat avoidance and conservation plans; and

i. Restoration of resources such as riparian corridors; and permanent
preservation of open space.

New Community Infrastructure Commitments. The County shall require project
applicants for New Communities to study and commit to the County, through a
development agreement, that water, wastewater, transportation, and other
necessary infrastructure needs can be provided as part of the approval of any
New Community.

New Community Public Services Commitments. The County shall require
project applicants for New Communities to study and commit to the County,
through a development agreement, that necessary long-term public services
funding can be provided as part of the approval of any New Community.

Transportation Efficiency of New Communities. The County shall encourage
New Communities to be designed to maximize internal transportation efficiency
through designs that minimize trip generation. Design features could include
higher density residential uses near employment uses, schools, and neighborhood
retail, as well as enhanced pedestrian, bicycling, and transit opportunities.

Conservation of Land. The County encourages project applicants for New
Communities to use conservation techniques, such as the techniques contained in
policies under Goals 3 and 4 of the Land Use Element, as an incentive to protect
farmland and focus future development away from the most productive farmland.

County General Plan Consistency Report. The County shall monitor and report
to the Local Agency Formation Commission (LAFCO) regarding the consistency
with the General Plan with any proposed changes in the sphere of influence or
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other urban boundaries for governmental entities that provide water or sewer
services.

LU-9.8 Sewer and Water Service Commitments. The County shall require new
development within the spheres of influence of Hollister or San Juan Bautista to
obtain sewer and water service commitments from either the Cities or appropriate
special districts prior to project approval.

Economic Development Element:

ED-8.1 Increased Park/Open Space Use and Connection. Create new park space, connect
existing and future parks and open space areas/corridors, and encourage public
art throughout the County.

ED-8.2 Park and Recreation Maintenance and Establishment. Improve existing parks
and recreational facilities, where feasible, in need of repair or upgrading, and
acknowledge the positive impact on property values from building and
maintaining high quality parks across the County. Establish, where applicable, a
range of parks and open spaces, including tot lots, neighborhood parks,
community parks, skate parks, sports fields and courts, organized sports
complexes, plazas/greens and/or green- ways/parkways within new
neighborhoods, business districts and commercial areas.

Circulation Element:

C-1.3 Roadway Improvement Aesthetics. The County shall require roadway
improvements to be designed to conform to existing landforms and to include
landscaping and/or other treatments to ensure that aesthetics are preserved,
including the county’s rural character.

A consistency analysis of the Project with applicable Draft 2035 General Plan Update land use
goals, policies and objectives, including key policies listed above, is evaluated in Table 4.10-2
below. However, because the Draft 2035 General Plan Update has not been adopted as of the
writing of this SEIR, this consistency analysis is provided for informational purposes only.

4.10.2 Previous Environmental Review

The 2003 San Juan Oaks Golf Club General Plan Amendment/Zone Change/Vesting Tentative
Subdivision Map EIR (2003 EIR) examined the land use setting of the Project Site and vicinity and
the potential significant impacts resulting from development under the San Juan Oaks Golf
Club General Plan Amendment/Zone Change/ Vesting Tentative Subdivision Map Project. The
2003 EIR concluded that impacts related to land use compatibility with adjoining land uses to
be either less than significant or less than significant with mitigation measures identified in the
EIR. Specifically, impacts related to temporary noise and air quality impacts due to the use of
construction equipment and generation of fugitive dust were determined to be temporary and
minor in nature, and therefore less than significant. Long-term compatibility with adjacent
sensitive residential receptors was determined to be potentially significant, but mitigated
through implementation of mitigation measures identified for noise and air quality impacts.
The 2003 Project was further found to be inconsistent with the existing AR and AP zoning and
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land use designations of the Project Site; however, implementation of the proposed General
Plan Amendment and Zone Change would result in a less than significant impact. Finally, the
proximity of residential uses to the then-proposed proposed golf courses were determined to
pose a potential hazard. This impact was mitigated through a disclosure of errant golf ball
hazards upon the transfer of real property and execution of leases on the Project Site.

The 2003 San Juan Oaks Golf Club project included a General Plan Amendment/Zone
Change/ Vesting Tentative Tract Map. This previously approved project allowed for the
development of 156 market rate residential units, 30 affordable units, a resort hotel, a village
commercial site, a park, a permanent wildlife habitat/open space, an additional 18-hole golf
course, and an additional nine-hole golf course. None of the previously approved uses have
been constructed.

Although the 2003 EIR addressed land use impacts, substantial changes to the previously
approved 2003 San Juan Oaks Golf Club project are proposed as part of the Del Webb at San
Juan Oaks Specific Plan project.

The development footprint of the 2003 San Juan Oaks Golf Club Project and the current
proposed Project are substantially similar, as shown in Figure 1-1 in Section 1.0, Introduction.
However, substantial changes to the previously approved 2003 San Juan Oaks Golf Club project
are proposed as part of Del Webb at San Juan Oaks Specific Plan Project. Specifically, the Del
Webb at San Juan Oaks Specific Plan project proposes to increase the previously approved
overall impervious building area from approximately 193 acres to approximately 323 acres,
increase the total number of residential dwellings from 186 single-family residential dwellings
to 1,084 single-family residential dwellings, increase the neighborhood commercial area from
approximately seven acres to approximately 14 acres, increase roadway areas from
approximately 44 acres to approximately 88 acres, increase the permanent wildlife habitat/open
space from approximately 1,163 acres to approximately 1,243 acres, and develop an
approximately ten-acre amenity center. In addition, the Project would provide for the
permanent preservation of approximately 153 acres of off-site prime agricultural land. These
proposed changes have the potential to substantially alter and potentially increase the severity
of land use impacts associated with the Project. Therefore, the following impact analysis has
been prepared pursuant to Public Resources Code Section 21166 and CEQA Guidelines Section
15162(a).

4.10.3 Impact Analysis

a. Methodology and Significance Thresholds. In accordance with Appendix G of the
State CEQA Guidelines, the proposed Project would result in potentially significant land use
impacts if it would:

1) Physically divide an established community;

2) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction
over the project (including, but not limited to the general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect; or

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

As identified in Section 3.0, Environmental Setting, the proposed Project would not physically
divide an established community as it is located in unincorporated San Benito County; the

County of San Benito
4.10-15



Del Webb at San Juan Oaks Specific Plan Subsequent EIR
Section 4.10 Land Use

Project Site is approximately three miles southwest of the City of Hollister and approximately
3.5 miles southeast of the City of San Juan Bautista. The Project Site is not located within the
boundaries of an adopted Habitat Conservation Plan or Natural Community Conservation
Plan. Therefore, these issues are not discussed further in this section and the analysis focuses on
potential conflicts with applicable land use plans, policies, and regulations (Threshold 2).
Further discussion regarding Thresholds 1 and 3 can be found in Section 4.15, Effects Found Not
to Be Significant.

Compatibility between proposed on-site land uses and adjacent land uses during both
construction and operation are described in Section 4.2, Agricultural Resources (Impact AG-2),
Section 4.3, Air Quality (Impacts AQ-3 and AQ-5), and Section 4.11, Noise (Impacts NOI-1, NOI-
2, and NOI-3).

b. Project Impacts and Mitigation Measures.

Impact LU-1 The proposed Project would not conflict with any applicable
land use plan, policy or regulation of an agency with
jurisdiction over the Project adopted for the purpose of avoiding
or mitigating an environmental impact. Therefore, development
of the Project would result in a Class III, less than significant,
impact. [Threshold number 2]

Background and Context. The proposed Project is subject to the existing San Benito County
General Plan, which was adopted by the Board of Supervisors in 1985. The General Plan (1985),
as it has been amended from time to time, establishes County policies for the growth and
development of the County of San Benito. Among other things, it identifies policies necessary to
protect and enhance those features and services which contribute to the quality of life enjoyed
by County citizens.

The General Plan (1985) is a comprehensive policy plan which sets forth a series of written
statements (goals, policies and objectives) defining the direction, character and composition of
future land use development, and establishes guidelines (policies and actions) necessary to
attain conformance with the plan. It is made up of eight elements and the General Plan Maps,
which accompany the elements. The element are: 1) Land Use, 2) Housing (2007-2014), 3) Open
Space and Conservation, 4) Seismic Safety/Safety, 5) Noise, 6) Transportation, 7) Scenic Roads
and Highways, and 8) Environmental Resources and Constraints Inventory. The General Plan
Map visually represents the physical relationship of all portions of the text, including
development densities.

General Plans are reviewed annually and should be updated every three years to insure that the
most recent technical data, community goals and state law requirements are recognized. Major
updates typically occur every 10-30 years, depending on changes in land use patterns, growth
and development pressures, new regulations, etc.

In March 2015, San Benito County released for public review the Draft 2035 General Plan
Update; however, the Draft 2035 General Plan Update has not been adopted by the Board of
Supervisors as of the writing of this SEIR. If and when it is adopted by the Board of Supervisors,
it would replace the General Plan (1985). The Draft 2035 General Plan Update has been
reorganized and includes the following eight elements: 1) Land Use, 2) Economic Development,
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3) Housing, 4) Circulation, 5) Public Facilities and Services, 6) Natural and Cultural Resources,
7) Health and Safety, and 8) Administration.

A narrative analysis of the Project’s consistency with the General Plan is provided below,
including an analysis of both the current adopted 1985 General Plan and the (yet to be adopted)
Public Review Draft 2035 General Plan Update, as of the publication of this Draft SEIR. While
the existing General Plan (1985) applies for CEQA compliance purposes since it is the governing
document as of the date of this Draft SEIR, the consistency analysis of the Draft 2035 General
Plan Update is also provided for informational purposes only.

1985 General Plan Consistency Assessment. Under the existing adopted 1985 General Plan,
the Project Site is designated by the General Plan as Rural Transitional (RT)/Planned Unit
Development (PUD) Overlay, Commercial Thoroughfare (C-1), Agriculture Productive (AP),
Agriculture Rangeland (AR), and Rural (R), as shown in Figure 4.10-1. As described in Table
4.10-1, the proposed Project would not substantially conflict with the current land use
designation and zoning designation of the site, which assumed development consistent with the
previously approved San Juan Oaks Vesting Tentative Subdivision Map Project (2003). With the
adoption of the Specific Plan and related re-designation and rezoning of the Project Site, the
Project would be consistent with the General Plan and Zoning Ordinance.

Public Review Draft 2035 General Plan (March 2015) Consistency Assessment. Under the
Draft 2035 General Plan Update (March 2015), the Project Site would be designated Planned
Development (PD) and Rangeland (RG), as shown in Figure 4.10-2. A very small portion of the
southwestern portion of the Project Site would be designated Rural (R).

All of the area within the Project Site proposed for residential and commercial development, as
well as the existing golf course and clubhouse, would be designated Planned Development.
This designation identifies areas where future development is anticipated to occur through
preparation of a Specific Plan. General Plan land use designations would be applied to the area
through a General Plan Amendment to incorporate the Specific Plan as a part of the Draft 2035
General Plan Update.

Additionally, the entire Project Site is located within the Union New Community Study Area
(see Figure 4.10-3). The purpose of identifying the New Community Study Areas (there are four
in total) is to provide the opportunity for San Benito County to accommodate some future
growth in new unincorporated communities, while protecting productive agricultural lands,
preserving open space, and creating a sustainable land use pattern in the county. As stated in
the Land Use Element (page 3-28):

“Land within the New Community Study Areas has been identified as potentially
appropriate for more intense development for a variety of reasons, including but not
limited to: proximity to existing job centers, good access to existing transportation
corridors, opportunities to provide public transit, opportunities for reducing vehicle miles
traveled and traffic congestion, fewer impacts to high value agricultural land,
opportunities for permanent preservation of open space, and fewer impacts to
environmental resources. The definition of a New Community is intentionally flexible in
order to allow proposals for a variety of project types that would generally increase
development intensity (e.g., dwelling units per acre, jobs per square foot, etc.) a